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SPECI AL MEETI NC OF THE HOBOKEN : February 4, 2015
ZONI NG BOARD OF ADJUSTMENT - Wednesday 7 pm

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

Hel d At: 94 Washington Street
Hoboken, New Jersey

BEFORE

Chai rman Janes Al bel

Commi ssi oner Phil Cohen
Comm ssi oner M chael DeFusco
Commi ssi oner Antoni o G ana
Comm ssi oner Carol Marsh
Conmi ssi oner Di ane Fitznyer Mirphy
Commi ssi oner John Branciforte
Commi ssioner Tiffanie Fisher
Commi ssi oner Onen M Anuf f

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 COURT REPORTER
CERTI FI ED REALTI ME COURT REPORTER
Phone: (732) 735-4522
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LAWOFFICE OF DENNIS V. GALVIN
730 Brewers Bridge Road
Jackson, New Jersey 08527

(732) 364-3011

BY: STEVEN M. GLEASQN, ESQUI RE
Attorney for the Board.

ROBERT C. MATULE, ESQUI RE
89 Hudson Street

Hoboken, New Jersey 07030
(201) 659-0403

Attorney for the Applicant.
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CHAI RVAN Al BEL: Good eveni ng,
ever yone.

| 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 Jersey Journal and city website.
Copi es were provided in The Star-Ledger, The Record,
and al so placed on the bulletin board in the | obby
of Gty Hall.

If you would all join ne in the salute
to the flag.

(Pl edge of Allegiance recited.)

CHAI RMAN Al BEL: W are at a Speci al

Meeting of the Zoning Board of Adjustnent, February

4t h.,
Do a roll call, Pat?
M5. CARCONE: Conmi ssioner Al bel?
CHAl RVMAN Al BEL: Here.
M5. CARCONE: Conmi ssioner Greene is
absent.

Conmm ssi oner Cohen?

COW SSI ONER COHEN:  Yes.

M5. CARCONE: Comm ssioner DeFusco?

COW SSI ONER DE FUSCO.  Here
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M5. CARCONE: Conm ssioner G ana?
COWM SSI ONER GRANA:  Her e.

M5. CARCONE: Conm ssioner Marsh?
COWM SSI ONER MARSH:  Her e.

M5. CARCONE: Conmi ssioner Mirphy?
COW SSI ONER MURPHY:  Here.

M5. CARCONE: Conmi ssioner Branciforte?
COW SSI ONER BRANCI FORTE:  Her e.

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

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

CHAI RVAN Al BEL: G eat.

So our first order of business is to

swear in --

THE AUDI ENCE: W can't hear you back
her e.

CHAl RVAN AIBEL: -- I'msorry. | wll
do ny best.

THE AUDI ENCE: Ckay, great.

CHAI RVAN Al BEL: Everybody has to be
qui et, so you can a pin drop.

Qur first order of business is that we
are going to swear in our next to nost recent

appoi ntee, Tiffanie Fisher, reappointed, and | wll
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ask Counsel d eason to give the oath.
MR. GLEASON: |, state your nane --

COW SSI ONER FI SHER:  Tiffanie

Fisher -- |, Tiffanie Fisher --
MR. GLEASON. -- do solemnly swear
COW SSI ONER FI SHER  -- do solemmly
swear - -
MR. GLEASON: -- that | will support

the Constitution of the United States --

COW SSI ONER FISHER  -- -- that | wll
support the Constitution of the United States --

MR. GLEASON: -- and the Constitution
of the State of New Jersey --

COW SSI ONER FI SHER  -- and the
Constitution of the State of New Jersey --

MR. GLEASON: -- that | will bear true
faith and al |l egi ance to the sane.

COW SSI ONER FISHER  -- that | wll
bear what ?

MR. GLEASON. -- true faith and
al l egi ance to the sane --

COW SSI ONER FI SHER  -- true faith and
al l egi ance to the sane --

MR. GLEASON. -- and to the governnents

established in the United States --
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COW SSI ONER Fl SHER: -- and to the

governnments established in the United States --

MR. GLEASON: -- and in this state --

COW SSIONER FISHER  -- and in this
state --

MR. GLEASON: -- under the authority of
t he people --

COW SSI ONER FI SHER  -- under the

authority of the people --

MR. GLEASON. -- and that | wll
faithfully --

COW SSI ONER FI SHER  -- and that |

will faithfully --

MR. GLEASON. ~-- inpartially --

COW SSI ONER FI SHER  -- inpartially --

MR. GLEASON. -- and justly --

COW SSI ONER FISHER  -- and justly --

MR. GLEASON: -- performall of the
duties --

COW SSI ONER FI SHER  -- performall of
the duties --

MR. GLEASON. -- of the office of

second alternate of the Hoboken Zoni ng Board of
Adj ust nent - -

COW SSI ONER FI SHER: -- of the office
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of second alternate of the Hoboken Zoni ng Board of
Adj ust nent - -

MR. GLEASON:. -- according to the best
of ny ability.

COW SSI ONER FI SHER  -- -- according
to the best of ny ability.

MR. GLEASON. Ckay.

CHAl RVAN Al BEL: Wl cone back.

(Appl ause)

Good.

A brief thanks to the Gty Council for
our pronpt appointnments. W are working now wth a
full board of 11 Comm ssioners, so we will be able
to tend to business.

Thank you, everybody, for com ng out on
a special night. This is arain date fromthe snow
| ast week.

So we have sone administrative matters,
but we are going to hear those once we are finished
Wi th the hearings.

M. Matule, you are first on 830-834
Par k.

MR. MATULE: Good evening, M.
Chai r man

Robert Matul e, appearing on behal f of
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appl i cant.

We started hearing this matter on
January 20th. W put in our architectural
testinony, and we broke at that point.

At that point the neeting was carried
to, | believe, the 27th. That was the neeting that
was cancel |l ed due to the snowstorm so everything
was carried until tonight.

Qur planner is not available. He has a
conflict with his schedule, so we are asking that
this matter be carried to February 17th -- the
Regul ar Meeting of March 17th, and that we make an
announcenent here that if anybody is here on that
matter, it will be carried to the 17th of March with
no further notice.

M5. CARCONE: Are you saying March or
February?

MR. MATULE: March -- oh, is there a
nmeeting in February?

M5. CARCONE: The 17th, yes.

MR. MATULE: | amsorry. | apol ogize.

M5. CARCONE: | thought it was February
17t h.

MR. MATULE: | amm xed up fromthe ARC

nmeeting fromthis afternoon



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

CHAI RVAN Al BEL: You don't want to wait
a nont h.

MR. MATULE: Right.

February 17th. M. Cchab is avail able
on February 17th.

M5. CARCONE: The 17th is our next
meet i ng.

MR. MATULE: Thank you, Pat.

CHAl RVAN Al BEL: We need a notion to
carry it without notice.

MR. GLEASON: And do you need to waive
the tinme in which the Board has to act?

MR. MATULE: Yes, absolutely.

COWM SSI ONER GRANA:  Mption to carry
830 to 2/17 without further notice.

CHAI RVAN Al BEL: Second?

COM SSI ONER MURPHY:  Second.

M5. CARCONE: Are you going to do a
vote or all in favor?

CHAI RVAN Al BEL: Wiy don't you do a
vot e.

MS. CARCONE: Ckay.

Commi ssi oner Cohen?

COW SSI ONER COHEN:  Yes.

M5. CARCONE: Conm ssioner De Fusco?

10
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COW SSI ONER DE FUSCO.  Yes.

M5. CARCONE: Conm ssioner G ana?
COW SSI ONER GRANA:  Yes.

M5. CARCONE: Conm ssioner Marsh?
COW SI SONER MARSH:  Yes.

M5. CARCONE: Conmi ssioner Mirphy?
COWM SSI ONER MURPHY:  Yes.

M5. CARCONE: Conmi ssioner Branciforte?
COW SSI ONER BRANCI FORTE:  Yes.

M5. CARCONE: And Conmm ssioner Aibel ?
CHAI RVAN Al BEL:  Yes.

G eat. Thanks, M. Matule.

(Conti nue on next page)

11
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HOBOKEN ZONI NG BOARD OF ADJUSTMENT
G TY OF HOBOKEN
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RE: 113-121 Monroe Street : February 4, 2015
Bl ock 28, Lots 7-11 : SPECI AL MEETI NG
Applicant: Monroe 113 Realty, LLC

Prelimnary Site Plan & C& Vari ances :Wdnesday 7:10 pm

Hel d At: 94 Washington Street
Hoboken, New Jersey

BEFORE

Chai rman Janes Al bel

Commi ssi oner Phil Cohen
Comm ssi oner M chael DeFusco
Commi ssi oner Antoni o G ana
Comm ssi oner Carol Marsh
Conmi ssi oner Di ane Fitznyer Mirphy
Commi ssi oner John Branciforte
Commi ssioner Tiffanie Fisher
Commi ssi oner Onen M Anuf f

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 COURT REPORTER
CERTI FI ED REALTI ME COURT REPORTER
Phone: (732) 735-4522
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APPEARANCES

LAWOFFICE OF DENNIS V. GALVIN
730 Brewers Bridge Road
Jackson, New Jersey 08527

(732) 364-3011

BY: STEVEN M. GLEASQN, ESQUI RE
Attorney for the Board.

ROBERT C. MATULE, ESQUI RE
89 Hudson Street

Hoboken, New Jersey 07030
(201) 659-0403

Attorney for the Applicant.

GEORGE N. PAPPAS, ESQUI RE
51 Newark Street (Suite 308)
Hoboken, New Jersey 07030
(201) 659-7040

Attorney for the Qbjectors.
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CHAI RVAN Al BEL: W are going to switch
the order of the hearings, and we are going to start
with 113-121 Monroe.

M. WMatul e?

MR. MATULE: Good evening, M.

Chai rman, and Board Menbers

Robert Matul e appearing on behal f of
the applicant for the application at 113-121 Monroe.

| understand we have objectors who have
counsel, so | wll stop at this point, and I would
i ke counsel to nmake his appearance.

CHAI RVAN Al BEL: M . Pappas?

MR. PAPPAS. (George Pappas, attorney
for the objectors, for Jim Vance and John
Gregorio --

CHAI RVAN Al BEL: Very good.

MR. MATULE: Okay. | thought there was
going to be a request for an adjournnment or
what ever.

CHAI RVAN Al BEL: No, | guess not.

MR, MATULE: So | wll call M.

M nervini, our architect, and I will just nmake sone
openi ng comrent s.
We have submtted our jurisdictional

proof s.

15
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This is an application with respect to
the property at 113-121 Monroe Street. It is
approxi mately 125 feet by 100 feet, the lot.

It is an application to construct a
five-story, 12-residential unit building.

The plans were anended. As originally
submtted, they were going to incorporate an
exi sting building on the site, which went all the
way to the rear property line.

The pl ans have been revised, and | wll
have M. Mnervini take you through that, but that
portion of the plan has been elimnated now to
create a full wdth rear yard.

CHAI RMAN Al BEL: Ckay. Just a quick
public service announcenent.

| assunme a | ot of people are here on
this application. M. Mnervini is going to do his
very best to show his slides to the Board, but if
you need to nove to see them feel free.

MR. PAPPAS: | just wanted to indicate,
M. Chairman, | amgoing to have a planner, too, but
t hat pl anner cannot appear at tonight's neeting, so
| want to proceed toni ght and get as nuch done as
possi bl e, but be permtted to have a subsequent

opportunity to bring the planner in.

16
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CHAl RVAN AI BEL: We will hear that
application when we're finished with the testinony.

Thank you.

MR. PAPPAS: (xay.

CHAI RVAN Al BEL: Wbul d you swear him
in?

MR. GLEASON: Whuld you like to raise
your right hand?

Do you swear or affirmthat the
testinony you' re about to give is the truth, the
whol e truth, and nothing but the truth?

MR. MNERVIN : | do.

FRANK NI NERVI NI, having been duly
sworn, testified as follows:

MR. GLEASON. Can you pl ease state your
full name and spell your |ast nane for the record?

THE W TNESS: Frank M nervi ni
MV-i-n-e-r-v-i-n-i

MR. GLEASON: And | take it, we accept
M. Mnervini's credentials

CHAl RVAN Al BEL: W do.

THE W TNESS: Thank you

MR. MATULE: Thank you, M. Chairnman.

M. Mnervini, could you pl ease

describe the existing site conditions and the
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Frank M nervi ni

surrounding area, and if we are going to refer to

anyt hing other than the plans that have been

subm tted, any exhibits,

we need to nmark them for

identification for the record.

THE W TNESS:

of those.

MR. MATULE

we mark t hem now.

Yes.

| will have three

Al right. Then why don't

(Cell phone ringing.)

CHAI RVAN Al BEL:

Ckay. Now | can ask

everybody to turn their phones off.

(Laught er)

MR. MATULE
first exhibit --

THE W TNESS:
the rendering --

MR. MATULE

THE W TNESS:
which | will describe.

MR. MATULE

Wiy don't we take your

The first one woul d be

A rendering of --

-- a revised rendering,

Ckay.

So we are going to

mark this A-1l, and it's a revised rendering of the

proposed bui | di ng.

THE W TNESS:

Yes.

(Exhibit A-1 marked.)

MR. MATULE

A-27?

18
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Frank M nervi ni 19

THE WTNESS: It's Z-11, but it's
colored, and it is part of the package.

MR. MATULE: So those photographs were
taken by your office or gotten off the internet?

(Exhibit A-2 marked.)

THE WTNESS: The internet, yes.

As well as this one board with a
nodel ed massing study of the building in context.

MR. MATULE: So A-3 is a massing study,
where you superinposed the building on to aerial
phot os of the bl ock?

THE W TNESS:  Yes.

And the flip side is two other views of
t he sanme concept.

MR. MATULE: Do you want to call it
A-3, a two-sided exhibit?

MR. GLEASON: Mark them separately, so
A-3 and A-4.

MR. MATULE: Okay. So A-4 is the other
si de.

(Exhibits A-3 and A-4 marked.)

MR. MATULE: Cxay.

Al right. So if you would, M.
M nervini, please describe the existing site and the

surroundi ng area.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni

THE WTNESS: Qur site, 113 Monroe
Street, is a 125 foot w de parcel, 100 feet deep on
t he east side of Monroe Street between First and
Second.

Its nost recent use was a fuel oi
conpany, Mar O 1l, and the structures that are on the
site now, | wll outline themhere, which is shown
on Sheet Z-2, which is the superinposed site plan
over the survey.

There's two structures on the site, the
Mar G| structure and a franme residential building,
three-story, and both are to be denvoli shed.

The Mar G| building, the fuel oi
bui | di ng, goes back to the rear lot line, and it is
about one and a half stories in height. It is one
story in use, but its height is about 14 feet or so.

This is a three-story frame buil ding,
and | have a photograph to describe both of them

We are proposing to raze the two
exi sting structures, construct a new 12-residenti al
unit, five-story buil ding.

This property at 12,500 feet allows us
18.9 units. That is the calculation, of course, of
18. So where we are allowed 18 units, we are

proposing 12 units.

20
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Frank M nervi ni 21

| will get into the unit sizes and the
br eakdowns, and the ones of the reduction in
density, as we see it, so that is the main scope of
the project. A five-story building, 65 feet in
depth. It covers 65 percent of the |lot coverage for
the main building and 12 residential units.

So for context, now !l wll start using
t he board, which you don't have, and you can
certainly pass it around.

For the existing structure, | have
Sheet Z-11, which is in your package, but this is a
col ored version, of course.

So the site shown here, photographs
| ooki ng east on Monroe Street, this is actually
incorrect. Actually this is included as well, so
the red line should cone to there. But this is the
site, a full 125 feet in wdth

Directly to our north is a four-story
bui | di ng, about five or six years old, three
residential units.

Directly to our south is a vacant 50 by
100 foot |ot.

Across the street on Monroe Street on
the west side of the street, there is a variety of

three and a half, three, four, and five-story
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Frank M nervi ni

bui | di ngs.

Here is the site in a bird' s eye view,
so this would be Monroe Street. First Street here,
and Second Street here.

Agai n, you have this drawi ng as part of
your package.

Qur structure superinposed, so what we
have done is we have taken a Googl e Earth photograph
and usi ng Googl e Sketch-Up nodel ed the buil ding
accurately. So this is what the building would | ook
like from-- 1've got four different perspectives.

Monroe Street, the green i s obviously
our buil di ng.

Across the street, a five-story
buil ding, four, three, four, so our building at five
stories and 50 feet, we are proposing for the
building to be built to zero | ot |ine consistent
with the other properties on the street, a 35 foot
rear yard. The building itself covers 65 percent.

MR. MATULE: Frank, if | could, just
before you go on, you are referring to Exhibit A-4?

THE WTNESS: A-4, yes, sorry.

MR. MATULE: Thank you.

THE WTNESS: So the top draw ng, node

drawi ng on A-4, shows the west facing facade of this

22
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Frank M nervi ni 23

buil ding at 113.

If I flipto A3, | have two ot her
perspectives. This is the rear facade, which would
be facing east, and this is our west facade, so here
is Mnroe Street. Mnroe Street, First and Second
i s here.

| could pass it around, if anybody
wants to see it.

COW SSI ONER GRANA:  Yes, thanks.

THE WTNESS: | will go through the
fl oor plans.

So | already described Sheet Z-2, where
the existing structure is, and going back to the
phot ograph, | can point it out exactly.

So the Mar G| building is here. It is
a small L-shape. It goes back to the zero lot line
in the front, back to the 100 foot depth to the
rear, and there is a small garage attached to that.
There's an enpty lot, and then a three-story
residential structure that we are proposing to raze.

Ckay. Z-3, so this is our circulation
line of the plan using the ground floor plan as our
base, so it works well for nme to describe what we
are proposi ng.

Here is the building front facade, 125
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Frank M nervi ni 24

feet in wdth, the main entry | obby approximately in
the center of the buil ding.

W' re proposing one autonobile entry
and exit, which would be on the northern portion of
t he facade.

16 parking spaces at this ground fl oor.
The buil di ng extends back 65 feet. Again, an enpty
ot on this side, a building of four stories and 60
feet in depth on the north side.

The rear garden at 35 feet in depth, we
are proposing that to be broken up into three
i ndi vi dual spaces.

The center one at 50 feet in width and
35 feet in depth is a cormmon rear yard and then
coul d be used for everybody in the building.

A 37 foot wide by 35 foot deep garden
for one of the apartnents on the second floor, and
the sane size for another apartnent on the second
floor.

So the ground floor is parking, 16
spaces, |obby, trash room

There is sonething kind of different in
this project that | don't think this Board has seen
and we have not yet designed for. W are proposing

an autonobil e vehicle elevator, so although we are
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Frank M nervi ni 25

proposi ng 16 parking spaces at the ground | evel,
there is a large elevator neant to take a car to the
| arger apartnment on floors two, three, four, and
five, which will have a garage internal to their
apartnment. There will be a garage at the second
floor, a garage at the third floor, a garage at the
fourth floor, and the fifth floor, so it will make
nore sense as | get further into to the plans, so
that elevator is accessed like this.

Z-4, the utilities plan. | amgoing to
skip ahead to the actual architectural plan.

The second floor plan: W are
proposing three apartnents per floor, so the
apartnment on the northern side of the building is a
4,051 square foot, three-plus-bedroom It could be
four. It could be five. It's certainly |arge
enough to be a five-bedroom apartnent.

Wthin that space, there is also the
private garage, so that elevator that | described
that you enter at ground level will take you to this
private garage.

The thinking here is twofold: It could
serve for sonebody who is a car collector, and one
of the developers is a car collector, but it also

could serve very nicely if you want to on the odd
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Frank M nervi ni

occasi on bring your groceries up or any occasion
where you don't actually want to have to carry
sonet hi ng downstairs separately fromyour car. It
could al so be used as storage, but we're giving
peopl e that option.

So apartnment nunber one that we're
calling 2A is 4,051 square feet; 2C, 1566 square
feet, and that could be a two or three-bedroom and
the smaller apartnment is Unit 2B we are calling it,

and that's a thousand square foot two-bedroom So

we have got a two-bedroom a three-bedroom and then

what could be a five-bedroomon each fl oor

The floor plans are the sane for two,
three, four and five, save for the second fl oor,
whi ch has a 20 foot balcony, five feet wide, and it
al l ows access to that private rear yard here and
here that | nentioned and | showed on the ground
fl oor plan.

Here is a bl omup, an enl arged draw ng.
Part of it will be a vehicle elevator and where you
drive into your own private garage.

Z-7, the sanme floor plan as
descri bed, however, there is no stair proposed down
to the garden. Instead we have got a five foot by

20 foot cantilevered bal cony to all ow outdoor space
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for these Units 3A and 4A, as well as Units 3C and
4C, again, the sane idea, unit count.

So you will see on Sheet Z-7, | have
got a unit breakdown, so there we go.

Unit 3A, 4,000, 1566 for the
t hr ee- bedroom 1,000 for the two-bedroom

Qur roof plan -- again, 125 feet in
wi dth, so we are proposing three private decks that
woul d be connected to those three top floor units.
We got themfor the |arger apartnent, we got 19 foot
eight wide by a 26 foot deck here at the center of
the building on the northern section.

This is screened with a six foot high
pl anter, not that the planter is six feet high, but
the top of the planting wll be six feet high, a
simlar detail that | have shown this Board before.
The idea is to keep this space private and nake it
nore private and screen it, so that other properties
are not affected in a negative way.

A simlar idea for the other two units,
5C and 5D. That deck is 400. This one is 300.
Again, wth the screening all around, small stairs
attached to it.

The majority of roof will be an

extensive green roof. | have that described here.
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As this Board knows, an extensive green
roof is a conposite of trays and vegetation, not
meant to be wal ked on. None of this area can be
wal ked on. It is neant just for water retention as
well as a few other good reasons, water retention.

It will accept sone solar radiation, and it's
certainly sonething that this Board has been | ooking
for, so that is one of the green elenents, and

will go through all of the green elenents that we
are proposi ng.

The remai ning parts of the roof that
are just for wal king or for maintenance areas is the
white roof, the white reflective roof.

Z-9, our front facade.

Is it just me, or is it very hot in

her e?

UNIDENTIFIED VOCE: It is warm

THE WTNESS: W received a call -- |
received a call last Friday froma gentleman here,

JimVance, who is for lack of a better termin
charge of the nei ghborhood coommittee, and he
expressed sone concerns with the project. He cane
to ny office, and we discussed -- | described
everything, as | just had described now.

He made a comment, and a very fair
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comment, that he wasn't very happy, nor were the

ot her people in the nei ghborhood with this facade.
So with that in mnd, and that was Friday, we
schedul ed then a nei ghborhood neeting for just this
Monday t hat passed.

So in that tine, we redesigned the
facade, so | amgoing to pass this around, and
although it is not the sane as you have in your
package, the sole purpose of this redesign was we
t hought to help and -- well, an answer one of the
concerns that the nei ghborhood had.

MR. MATULE: Just for the record, that
is Exhibit A-1?

THE W TNESS: Yes, A-1.

We are not asking for any variances in
ternms of materials or glass on this design, nor wll
we on that design. |If this project were approved,
of course, we would have to change all of these
drawi ngs, but that is the reason for this |ast
m nut e redesi gn.

So Sheet Z-9 shows the originally
proposed facade, as well as our block el evation.
Drawi ng nunber three gives us a rel ative massing,
sub massing of our project conpared to the existing

structure, so you have a 40-story building here --
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40-foot building here at four stories, 30, and you
can see all of the rest.

This is the vacant property |
mentioned. This is approximately a 40 foot frane
residential building here and all the way down to
the first floor.

We don't think that the building is out
of scale with the nei ghborhood. W certainly took
that into consideration on the drawi ng you' ve got,
but as well even the original drawi ng, we designed
it so that the building will read as four stories
and our top section was to be glass in an effort to
lighten that -- lessen that visual inpact.

The variances we are asking for, we
will go through it in nore detail.

The variances we are asking for is

hei ght, where we are permtted three residential

stories and 40 foot, three residential stories above

par ki ng, we are proposing four residential stories
above parking, so the addition of one story and ten
feet.

We are al so asking for a | ot coverage
variance. The main building is 65 feet in depth
wWith an additional five percent we are proposing on

that second floor to allow access to the rear yard,
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and those are the main structures of the building
W th just appendages upstairs.

Fl oors two, three, four, and five are
at 66.6 percent, and in those cases because we got
200 square foot bal conies, and that accounts for the
addi tional |ot coverage there, those are
cantilevered. There are no structures hitting the
gr ound.

We are al so asking for a roof coverage
variance. W are proposing 62 percent, where ten
percent is permtted. As | described, that 62
percent conmes fromthe three private decks, as well
as all of the extensive green roofing. W need a
variance for that.

Again, Ed Kolling will go through al
of that in detail.

Qur concept here was, and we recogni ze
that we are asking for an additional floor, it
hasn't been sonething this Board has not seen or
approved, but the concept here was to nake the
apartnents | arger.

| explained this many tines to the
Board. Sonetinmes we all agree, and sonetines we
don't, but the concept of these particular property

owners was | arger apartnents.
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You saw that certainly five of the
apartnments are as big as | ever designed for, and
apparently there is a market for that.

There is also three that are
t hr ee- bedr oons, and the renmai ni ng two-bedroons, so
we have a nice spread of unit sizes, but we really
concentrated on the |arger size. So what we have
done is we reduced the density, where 18 apartnents
are allowed, and we are proposing 12 units. Wth
that, we are asking for then the additional height.

MR. MATULE: Could you go --

THE WTNESS: | think -- I'msorry,
Bob.

MR. MATULE: -- could you go through
the green features of the building, whether or not,
it wll be LEED certified?

THE W TNESS: Yes.

It wll be LEED certified, and |
recogni ze that that is sonmething that happens post
construction, but in terns of the green elenents, we
are proposing car charging stations, where it's
shown on our circulation lighting plan. W have
four car charging stations and a green roof.

The way the building is constructed, it

wi Il be concrete, and that gives us points.
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The way that the existing buildings
will be denolished, that will give us points.

There's all of these features, as well
as LED lighting, that wll get us to that LEED
certification in terns of the point count, and high
efficiency cooling and heating. But, again, the
concept here is larger apartnents, an additional
floor, but with great reduction in density.

MR. MATULE: In the design of the
utility design, you will have on-site detention as
approved by North Hudson Sewerage Authority?

THE WTNESS: Yes. | should have
mentioned that. W are designing for a stormater
retention systemthat will be beneath the ground
floor slab. The sidewal ks will be new.

We are proposing four new street trees,
new curbing, new repair strip, and then any work in
the street will be new as per city requirenents in
terns of asphalt paving.

The building will be fully sprinklered,
ADA conpl i ant and nonconbustible. Again, it is
going to be a concrete building, where one is not
necessarily required based on its size.

| do also want to nention that we went

t hrough the effort of having and neeting with the
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nei ghborhood. W had a very nice turnout, and M.
Vance was very nice to put it together.

What we were hoping to cone out of that
nmeeting was to get sone direction on what to change,
but that wasn't given to us. So although we are
here proposing this, we weren't afforded the chance
to make any revisions. So what you see is what has
been submtted prior to nmeeting with the
nei ghbor hood.

MR. MATULE: | guess ny | ast question
is: In terns of the Flood Plain Adm nistrator, the
bui | di ng addresses all of the Flood Plain
Adm ni strator's issues?

THE W TNESS: Yes.

The garage area as well -- only the
garage area actually wll be dry flood proof ed.

That neans that at the penetrations, there will be
fl ood panels secured manually prior to a flood.

The egress hal lways, including the
| obby, will be wet flood proofed, so we are all ow ng
water to cone in there, but all of the doors that
access the sidewalk wwth their egress have to have
vents. So the idea is to equalize pressure fromthe
wat er inside and outside, so even if there is a

fl ood, you can wal k through the door.
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That is a requirenent by the Fl ood
Pl ain Manager and the city's ordi nance, as well as
DEP.

MR. MATULE: | have no further
questions at this tine.

CHAl RVAN Al BEL: Ckay. Board nenbers?

COW SSI ONER GRANA: M. M nervini,
with all of that information, | just want to go back
and clarify a coupl e things.

THE W TNESS: Yes.

COW SSI ONER GRANA:  So 125 feet in
wi dth, a hundred feet in depth is total lot, and 50
feet in height is what is being proposed?

THE W TNESS: Yes, correct.

COW SSI ONER GRANA:  Ckay.

65 percent | ot coverage for the main
structure --

THE W TNESS:  Yes.

COW SSI ONER GRANA:  -- and 66 percent
on two through five is either a result of the need
to access the patio areas or the cantil evered
bal coni es?

THE WTNESS: That's correct.

COW SSI ONER GRANA:  Ckay.

On Sheet Z-3, | wanted to be sure



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni 36

heard this right.

There are three different rear yard
sizes, 37 and then 35 and then 377

THE WTNESS: Yeah. The conmmon area is
1750 square feet. We will give it to you that way.

COW SSI ONER GRANA:  Ckay.

THE WTNESS: The two private yards,
one to the north and one to the south, are both 1312
square foot.

COW SSI ONER GRANA: Do they extend
further back -- do they all extend back to the sane
part of the lot line?

THE WTNESS: They all extend to the
rear lot line at 100 feet.

COW SSI ONER GRANA:  Ckay.

Then on Z-9, we have no changes now
reflected in A-1, Exhibit A1 --

THE W TNESS:  Yes.

COW SSI ONER GRANA:  -- in A1, which
is the new design, | just wanted to be clear, is a
facade masonry vari ance --

THE WTNESS: No. There's no variance
required, as is the originally submtted facade --
the sane as the originally submtted facade. So we

meet the masonry requirenent, and we neet the gl ass
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requirenent in both cases.

COW SSI ONER GRANA:  On the revised --

THE WTNESS: On bot h.

COW SSI ONER GRANA:  -- on bot h.

THE W TNESS:  Yes.

COWM SSI ONER GRANA:  Thank you.

Those are ny questi ons.

COW SSI ONER DE FUSCO M. Chair?

So, Frank, so the backs of the building
line up with the nei ghboring building, or do they
ext end beyond t he nei ghboring buil di ng?

THE W TNESS: The nei ghboring buil di ng
to our north is 60 feet in depth. That is about
five or six years old. There is no building to our
south. That is an enpty 50 foot by 150 |ot --

COW SSI ONER DE FUSCO  So just to
further clarify what Conm ssioner G ana just asked,
so we are tal king about a five percent extension
into the green donut, if you wll.

THE WTNESS: Yes. Well, certainly
relative to what is there. What is thereis a
br oken up donut, because the building goes all the
way, 100 percent, the Mar Q| buil ding.

What we are proposing as a yard is a

full 125 foot wdth by 35 foot depth yard. It runs
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the entire wdth.

COW SSI ONER DE FUSCO  Architecturally
what benefit do you see in extending the building
that five feet into the green donut?

THE WTNESS: In terns of architecture
and design, there is no benefit to that. The
benefit | think would be in the resulting | arger
apartnment sizes.

COW SSI ONER DE FUSCO:  So the fact
that you are not asking for density is great --

THE WTNESS: W are not only not
asking for density, but we're reducing density.

COW SSI ONER DE FUSCO.  There are ot her
vari ances, but --

THE WTNESS: O course.

COW SSI ONER DE FUSCO.  -- you have
very large units, which are certainly
famly-friendly. Wy can't you just push the
bui I ding back a bit and just alleviate, you know,

t he buil di ng coverage?

THE WTNESS: | understand. That is
sonmething we will have to | ook at, but again, we
didn't get a chance to make revisions. |It's
sonething we wll have to | ook at.

COW SSI ONER DE FUSCO: Al right.
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Can you exceed the North Hudson
Sewer age retention basin requirenent?

This is an area that's really prone to
flooding. It got hit very hard during Sandy. You
know, |ike what is the m ninmum requirenent and can
you - -

THE WTNESS: | think the m ni mum
requirenent is neant for the worst case scenario, so
there is no additional benefit really in exceeding.

COW SSI ONER DE FUSCO  There's not a
| arger retention basin?

THE WTNESS:. You can get a | arger
retention basin, but I'"'mnot sure if that nakes any
difference. | think Jeff probably knows nore about
that than | do.

| have yet to have designed, it's a
| arger system it is sonething we could | ook at.

We can get back to that.

COW SSI ONER DE FUSCO.  Yeah, because
am curious about that, because this area was hit
very hard during Sandy, and that certainly is a
positive benefit.

The hei ght of the roof appurtenances,
obviously there is a height variance that you

testified is in scope wth the character of the
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nei ghbor hood, but it seens to ne that the highest
building -- it is already the highest building

proposed on this bl ock.

THE WTNESS:. Yeah. | think | passed
around the nodel. The building is col ored.
Thank you.

COW SSI ONER DE FUSCO. Because just to
clarify my comment, you are asking for the
addi tional story, which we understand that, but
above that you have the roof cornice that can extend
a certain height, and then roof appurtenances,
stairwells, which | fear going to --

THE WTNESS: That was a comment t hat
we had heard at the nei ghborhood neeting, and we
certainly understood it.

One of the quick changes we were able
to make on the comments that we did get was that the
design you see in front of you, the stair bul kheads
are all directed north-south.

VWhat we have done on the nodel, we
revised themfromeast to west, so that the face is
| ess of an inpact for people directly across the
street. This is accurately shown of what we would
need in ternms of mechanical penetrations.

So we got two neans of egress --
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sorry -- two neans of egress, two stair bul kheads
for the decks and the elevator, the residential

el evator and the vehicul ar el evator, so that what
you see here are the penetrations --

COW SSI ONER DE FUSCO  If | were right
across Mnroe Street, the neighbor right across, and
| was at the top floor looking out, I think I would
see those bul kheads and all of those roof
appurtenances that you are nentioning.

Do you agree?

THE W TNESS: Yes.

CHAI RVMAN AIBEL: How tall is the
bul khead?

THE WTNESS: The elevators are six
feet. The stair bul kheads will start at seven and a
hal f, because that is the m nimum we can have for
egress, and that is a requirenent, and then sl ope
dowmn. So | think it is better shown than ne
describing it like that.

COWM SSI ONER MURPHY:  You are al so
asking for six-foot -- | nean, plantings for the
decks?

THE WTNESS: Pl antings are not
sonething | think that make the decks better, but |

think in terns of the neighborhood, it screens off
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what ever is going on on that deck fromthat
nei ghbor hood.

Certainly if the Board didn't want
them we could renove those. But in past projects
this Board has wanted us to provide screening for
t hose decks, and we have | ocated themcentrally, so
they are as far away as possible fromthe edges of
the building s perineter.

COWM SSI ONER GRANA:  Qui ck questi on.

Did A-1 float around here?

THE WTNESS: |s that the rendering?

COW SSI ONER GRANA:  Yeah, the

renderi ng.

Can | see it again?

COW SSI ONER DE FUSCO:  Put it on the
t abl e.

CHAI RMAN Al BEL: M ke, are you
fini shed?

CHAl RVAN Al BEL: M. Cohen?

COW SSI ONER CCHEN: Can | have A-1?

So, M. Mnervini, with respect to this

drawing, is the fifth floor going to be flush?

can't tell whether --

THE WTNESS: That design, which is the

sane as the original design, is flush
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COW SSI ONER COHEN:  (Ckay. Because |
know we had ot her projects where we tal ked about
recessing --

THE WTNESS: Yes, and | think that's
sonet hing that we're probably going to propose, if
permtted.

COWM SSI ONER COHEN:  Ckay.

| think you nentioned that the other
properties are all at zero lot line --

THE W TNESS: Yes.

COW SSI ONER COHEN:  -- on that side of
the street?

s that al so the case opposite the
street --

THE W TNESS:. Sheet Z-1, our property
is wthin the 200 feet diagram it shows accurately
where all of the properties lie in terns of their
front wall.

COWMWM SSI ONER COHEN:  So it | ooks to ne
like they are built to the property |line?

THE WTNESS: Yes. Save for one
property, which is alnost directly across, there is
a small front yard there, across the street the
remaining are all at zero lot |ine.

COW SSI ONER COHEN:  Ckay.
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THE WTNESS: On our side, sorry, they
are all save for the vacant -- two vacant |ots at 50
foot in w dth.

COWM SSI ONER COHEN:  Now, you nenti oned
that there was an oil building that's currently --

THE WTNESS: This was Mar G|. For
the last years, it has been Mar G1Il. This is the
oi I buil ding.

So this 100 foot wi dth parcel was Mar
Gl. They had this building at 50 feet in width
covering the entire lot of 50 feet, a 25 foot width
section, which was a garage, an enpty section at 25
feet, and then this adjacent property at 25 feet,
which is part of it.

COW SSI ONER COHEN: So has there been
any investigation with respect to renedi ation
met hods or environnental issues that --

UNI DENTI FI ED VO CE FROM THE AUDI ENCE:
It was called Mar G|, but it was Maritronics using
the hydraulic --

THE REPORTER: Wit a second. W is
tal ki ng?

MR. MATULE: W can --

THE WTNESS: | can answer it.

VMR. MATULE: You can answer it.
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THE WII NESS: Has a study been done in
ternms of --

UNI DENTI FI ED VO CE FROM THE AUDI ENCE:
Yes.

THE WTNESS. So phase one has been
done. The answer is a no further action has been
received.

COW SSI ONER COHEN: Thank you.

COW SSI ONER GRANA: | have one nore
question, if I may, just follow ng up on
Comm ssi oner DeFusco's question.

Wen we say 50 feet, are we talking
about using the rendering A-1?

Are we tal king about the top of the
cornice line here?

THE W TNESS: Yes, yes.

COW SSI ONER BRANCI FORTE:  So, Frank,
the LEED certification will be the basic
certification?

THE W TNESS: Yes.

COW SSI ONER BRANCI FORTE:  Now, with
the car elevator, how many spaces are required for
the 12 units?

THE WTNESS. W are required seven

COW SSI ONER BRANCI FORTE:  And you are

45
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asking for 16 on the ground floor?
THE W TNESS:  Yes.

COW SSI ONER BRANCI FORTE: Then | guess

addi tional --

THE W TNESS:  Four.

COW SSI ONER BRANCI FORTE:  -- four with
a garage?

THE WTNESS: Correct.

COW SSI ONER BRANCI FORTE:  You have to
expl ain the purpose of this elevator better. | am

going to |l ay sone questions out, and you can
answer - -

THE W TNESS: Sure

COW SSI ONER BRANCI FORTE:  -- one is
the additional space that the elevator takes up in
the building can be probably better used, true or
false, for the apartnents, nmake the apartnents
bi gger.

What happens when the el evator breaks,
you know, that sort of thing, and would we | ose the
third bul khead on the roof, which would elimnate
t he roof coverage vari ance?

THE WTNESS: If that elevator weren't
there, certainly the bul khead woul dn't be there.

An el evator of this type would be a
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service contract, so if it is down, it would be
repaired quickly, but the thought is it wouldn't be
t he mai n parking space for those four apartnents.

It would be an ancillary space again used for a
coll ector car or sonething else.

It is possible that soneone may use
that garage just as a garage, as people use a garage
in the suburbs for storage. W don't know, but we
t hought it was sonething that m ght separate these
apartnments from ot hers

COW SSI ONER BRANCI FORTE:  From ny
calculation just quickly, it is somewhere around an
extra 500 square feet |I think for the el evator
because you have, you know, the elevator and then
the actual elevator that goes up --

THE WTNESS: Ckay. That sounds about
right.

COW SSI ONER BRANCI FORTE:  -- and
calculated it quickly at 465. You would know better
than | woul d.

THE W TNESS: Sounds about right.

COWM SSI ONER BRANCI FORTE:  But 1 f you
| ost the 465 square feet that you are using for that
internal elevator, couldn't that be used better

sonmewhere el se in the building, maybe to elimnate
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t he coverage, the | ot coverage?

THE WTNESS: Certainly | could not
deny that if we didn't have an el evator, that space
woul d be used otherwi se. Better? | don't know
better.

COWM SSI ONER BRANCI FORTE: Wl |, not
better, but | guess -- what | amsaying is 465
square feet, if it is lost with the garage, could
ei ther be put towards bigger units, correct --

THE W TNESS: Yes.

COWM SSI ONER BRANCI FORTE:  -- or naki ng
the footprint of the building smaller --

THE WTNESS: Yes, | absolutely agree.

COWM SSI ONER BRANCI FORTE:  -- whi ch
woul d work towards elimnating the | ot coverage.

THE W TNESS:  Yes.

COW SSI ONER BRANCI FORTE:  Are there
any generators on this building?

THE WTNESS: We haven't discussed
that. | know in the past that this devel oper has
put a generator on the roof. That's sonething
shoul d probably find out, and if it is approved, we
will show that as part of the final site plan.

My guess is that it would be or should

be.
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COW SSI ONER BRANCI FORTE: On one of
the sheets, | forget what sheet it is now but
Z-5 --

THE W TNESS:  Yes.

COW SSI ONER BRANCI FORTE: -- down at

the bottomright-hand corner -- well, in the

footprint of the drawing, it says "bicycle storage,"

but I amnot quite sure what that neans.

THE WTNESS: Well, we have bicycle
racks -- each parking space has a bicycle rack, and
you have seen those before. They are very
effective, and they get to be used for those
particul ar spaces, and each of the 20 -- of the 16
apartnment spaces has them | don't think we
proposed any ot her bicycle storage.

There should be an arrow to the actual
racks. Were that says "bicycle storage" is
obviously a drafting error. That is the back-up

ai sl e.

COW SSI ONER BRANCI FORTE: That is fine

for people who want to store their bikes, you know,

for a long-termbasis, but if sonebody wants to ride

to the Path train every norning, they are going to
have to clinb over their car to get to their bike?

THE WTNESS. | understand the question

49
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And as | look at the plan, we have for |ack of a
better term dead space here. | could certainly
provi de a dedi cated bicycle storage area.

COWM SSI ONER BRANCI FORTE: Do you know
what woul d be even better?

If you got rid of the vehicle elevator,
you coul d use that.

(Laught er)

| think that is all | have for now

Al so, just one point, one question
about the aerials that you used from Googl e Earth.

You know, usually when we have an
obj ector show up, and he says, you know, | have
taken these pictures, we ask when the pictures were
taken and who took the pictures.

| amgetting a little leery of using
Googl e Earth pictures, because Hoboken is changing
so quickly. The donuts are changing so quickly that
we have no idea how often these photographs are
updated or taken, so | amtrusting these aerial
phot ogr aphs | ess and | ess.

THE WTNESS: W have checked. As you
see, the street facade, these are accurate. | don't
know the date, but in ternms of the actual building

structures, they are accurate.
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COW SSI ONER BRANCI FORTE:  Ckay.

Al so, you changed the front facade, but
what about the rear facade?

The rear facade | ooks kind of blank,
and | don't know, just not very interesting.

s there anything you could do with the
rear facade to nmake it nore interesting?

THE WTNESS: | amnot sure if | agree
It is certainly not as nice as the front facade.
However - -

COW SSI ONER BARNCI FORTE: Way am | not

surprised that you don't agree with ne on that,

Frank?

(Laught er)

THE WTNESS: -- however, | think
wWthin -- the rear facade is certainly designed from

the inward out, so the wi ndows are proposed where
t hey make sense in the apartnent.

But we have an opportunity for colors,
and | think a rendering m ght have hel ped here,
because you can see there are accent lines for the
alternate colors at particular areas, alternate
materials, so it would read nore interesting -- it
woul d have a much nore interesting look, if I did

actually a better job graphically of show ng that.
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COW SSI ONER BRANCI FORTE: | f you don't
finish this thing up tonight, and I amnot sure if
you will, could you bring a rendering, a color
rendering to the next neeting?

THE W TNESS: Sure.

COW SSI ONER BRANCI FORTE: | think | am
good.

Thank you, M. Chair.

CHAl RVAN Al BEL: Ms. Fisher?

COW SSI ONER FI SHER:  No, | am good.

CHAI RVAN Al BEL: Anybody el se?

So, M. Mnervini, on your Mnroe
Street bl ock el evation, you are show ng the hei ght
of the buildings to the south.

Can you just tell nme what is south of
the vacant lots to the south of your proposed
bui | di ng?

THE W TNESS:  Yes.

| wll use that drawing as well as
this, as we are calling the aerial photo fromthe
west describes it well, and | will go back to the
dr awi ng.

The 50 foot swath directly next to us
is an enpty |ot.

There is a three-story structure,
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residential structure here, which was the next,
which is 75 feet away from ours.

There is a garage, which is attached to
a three-story building -- pardon ne -- a four-story
building -- a three-story building on First Street,
so this building on First Street is on the corner.
This garage to the back is attached to that.

This is at three-story with the first
floor being raised half a floor off of grade. |
believe M. Vance |lives there.

This is a 50 foot wide enpty lot, and
t hen, of course, our proposal.

CHAl RVAN Al BEL: How tall are these
bui | di ngs?

THE WTNESS:. 35 feet approximtely.
This garage is one-story, 12 feet.

M. Vance's three-and-a-half story
about 40 feet, and again zero here.

As we nove to the north, 40 feet, 30
feet, 35, and there is one other 50-foot w de
bui | ding off of the corner of Second Street.

Across the street there is a 60-foot
tall building, 50, three 50s, another 50, so across
the street there are certainly nore properties that

are contextually simlar.
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CHAl RVAN Al BEL: Ckay. M. G ana?

COW SSI ONER GRANA:  Just one | ast
questi on.

So just to clarify: You are required
to provide seven parking spaces. |s that correct?

THE W TNESS: Yes.

COWM SSI ONER GRANA:  You are providing
16. Is that 16 plus five?

THE WTNESS: Pl us four.

COW SSI ONER GRANA:  Plus four, for a
total of 207?

THE WTNESS: Correct.

COW SSI ONER BRANCI FORTE:  |' m sorry,
Ant oni o, are you done?

COW SSI ONER GRANA: 1" m done.

Thank you.

COW SSI ONER BRANCI FORTE:  You know, |
am goi ng to ask about the garage egress and the
safety aspect of it. You show one |ight, one safety
i ght above?

THE WII NESS: This was submtted prior
to together comng up with the LED l[ight. W can
certainly add that, and we woul d add that.

And for people who don't know, we would

propose an LED warning strip at the residential --
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|"msorry -- at the garage door threshold. So as
t hat door opens, a warning |light would be
i1l um nat ed.

COW SSI ONER BRANCI FORTE: Al so you
mentioned the electric car charges.

How many el ectric car chargers?

THE WTNESS: Four. One, two, three,
four.

COW SSI ONER BRANCI FORTE:  Agai n, you
are not providing the chargers, you're only
providing --

THE WTNESS: The wiring for the
char gers.

COWM SSI ONER BRANCI FORTE: Do you thi nk
you could provide wiring all around?

THE WTNESS: Well, we certainly can
provide the wiring. |'mnot sure -- but the problem
is the standard. |If the standards aren't the sane,
we woul d be happy to provide wiring for futures and
all. 1t is really not that much of a difference.

COWM SSI ONER BRANCI FORTE:  That is
fine.

CHAI RVAN Al BEL: Board nenbers?

COWM SSI ONER GRANA: One | ast question,

very qui ck.
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Can you tell ne what on average is the
square foot of a parking space?

THE WTNESS: A parking space is eight
and a half by 18, so we know that is 340
approxi mtely --

COW SSI ONER GRANA: 340 square?

THE WTNESS: -- | didn't do the math,
but --

COWM SSI ONER GRANA:  Thank you.

CHAI RVAN Al BEL:  Prof essi onal s?

M5. BANYRA: | had one question,
Jeff -- 1 nean --

THE W TNESS:  Fr ank

M5. BANYRA: -- Frank. Thank you.

Why so many parki ng spaces?

| nmean, what is the idea behind just
t he nunber, first of all?

THE W TNESS:. The parking spaces are a
result of a couple things, but one is that it is 125
feet in wdth, so even if this building weren't at
65 feet in depth, and if it were cut off here, we
woul d still have that parking. That is what fits in
t hi s space.

M5. BANYRA: So it is basically going

to be used for this building, though?

56



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni 57

THE WTNESS: That is the thinking,
yes.

MS. BANYRA: And then just a question
about the nobile car space. | think you had
indicated that it could be used for storage, but --

THE WTNESS: Not the elevator. The
garage that's attached to it.

M5. BANYRA: (Oh, gotcha.

| mean, in ny mnd, there is a question
regardi ng indoor air quality with your vehicle in
your apartnent.

THE WTNESS: It would have to be, as
any residential garage, it would be exhausted, so
there is constant fresh air in and carbon nonoxi de
det ecti on systens.

M5. BANYRA: |s there sonething
provided for in the plan, or no, that is sonething
that has to be desi gned?

THE WTNESS: It would have to be
designed with the engineering. | could certainly
make a note of it.

MR. MATULE: | think you did.

COW SSI ONER FI SHER  He di d.

THE WTNESS: | did

Thank you.
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CHAI RVAN Al BEL: Jeff?

MR. MARSDEN: Frank, are you in receipt
of my January 21st revision letter outlining
everyt hi ng?

THE W TNESS: Yes.

MR. MARSDEN: Are there any issues in
there that you can't address or are concerned about?

THE W TNESS: No.

MR. MARSDEN:. Ckay.

| also ama little perpl exed about the
parking garage -- | nmean, the elevator, and only
havi ng one parking space. That parking space is
only accessible to the largest unit then. [It's not
accessible to any other unit?

THE WTNESS: Correct. |It's dedicated
to and part of that largest unit on the north side
of the buil ding.

MR. MARSDEN: On all of the floors?

THE WTNESS: Yes. So there is four

MR. MARSDEN:. Ckay.

And you indicated you would put an LED
warni ng systemin --

THE W TNESS: Yes.

MR. MARSDEN: ~-- or lighting systemto

better see pedestrians?
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THE W TNESS:  Yes.

Again, as we tal ked about at the ground
| evel threshold --

MR. MARSDEN: Either that or at the
base of the building?

THE W TNESS: Yeah.

CHAl RVAN Al BEL: Ckay, Jeff?

MR. MARSDEN: Yes.

MR. MATULE: | have sone redirect, if |
m ght, briefly, only because of sonme of the issues
t hat were raised.

M. Mnervini, you heard sone of the
Board nenbers question the anmount of parking you
have and al so about providing nore bi ke storage
space.

|f you were to pull the rear wall of
the building back to a 60 foot depth --

THE WTNESS: This |ine.

MR. MATULE: -- how many parki ng spaces
woul d you | ose?

THE WTNESS: We woul dn't have to | ose
any. W can certainly redesign it, so we' ve got
bi cycl e storage, but we would not have to | ose any
par ki ng spaces.

MR. MATULE: Well, if you would have
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pul led the rear wall back 60 feet and add bicycle
storage, you would probably | ose two parking spaces?

THE WTNESS: Well, then | would say we
woul d | ose two, yes. Ostensibly, these two spaces
woul d be | ost.

MR. MATULE: Is that sonmething that the
appl i cant woul d consi der?

THE WTNESS: | amsure it is sonething
they would agree to --

MR. MATULE: And then --

THE WTNESS: -- I'msorry, Bob. That
space woul d be dedicated to bicycle storage as well
as sone ot her storage.

MR. MATULE: -- with respect to the
actual car parking on those four |arge apartnents,
besi des, you know, if sonebody had a coll ector car
that they didn't want to park in the general garage
and put it up there to secure it, is that sonething
that could be used, you know, for exanple, you know,
a nother with kids in the car and groceries, et
cetera, could just pull into that and go right up to
her apartnent?

THE WTNESS: That was one of the two
reasons the devel oper chose to introduce that

portion of design for that reason as well, if

60
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sonebody had a collector car. Not very comon.

MR. MATULE: Then lastly, Conm ssioner
Cohen asked about your new rendering if the fifth
floor was pulled all the way to the front of the
bui I ding, in other buildings that you have presented
to this Board, you have often pulled that back five
feet or ten feet.

Is that sonething else that the
appl i cant woul d consi der doi ng, assum ng the Board
woul d allow the fifth floor?

THE WTNESS: That is a yes.

COWM SSI ONER BRANCI FORTE: | ki nd of
m ssed that question, M. Matule.

MR. MATULE: The question was: Wuld
t he applicant consider pulling the fifth floor back
ten feet, so when you have, you know, Frank, when he
presents a project that |ike usually does a line up
sight drawing fromthe street showing that it is set
back, and I amasking if that is sonething that the
applicant would consider, and the answer was in the
affirmative.

CHAI RVAN Al BEL: Thank you.

THE WTNESS: And to M. Matule's
poi nt, Sheet A-10, the bottomright-hand corner on

the north elevation, what he is referring to is the
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pul | back of this section, so this is Mnroe Street.
So we could pull back this facade, slide it back to
ten feet, so that the top floor, the fifth floor, is
now only -- well, with the reduction in depth to 60
feet, this is 50 feet.

The mai n buil ding would be 60 at 60
percent | ot coverage. The fifth floor would be at
50 percent coverage with a ten foot setback off of
Monroe Street, and | could certainly provide a sight
I i ne diagram

CHAl RVAN Al BEL: M. Matul e, okay?

MR. MATULE: That's all | have.

Thank you.

CHAI RVAN AIBEL: Now is the tinme for
questions of the architect. Coments will cone
later. So if anybody in the public wishes to
gquestion the architect, please cone forward.

Let nme ask, M. Pappas, are you goi ng
to question hinf

MR. PAPPAS:. Yes. "' mgoing to have
Cross-exam nati on

CHAI RVAN Al BEL: Ckay. Wuld you Ilike
the public to go first?

MR. PAPPAS: It doesn't nake any

difference to ne.
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CHAI RVAN Al BEL: Pl ease.

M5. HEALEY: M. Mnervini -- Leah
Heal ey, 806 Park Avenue.

| think you testified that none of
t hese parking spaces are going to be used for the
public.

THE W TNESS: Yes.

M5. HEALEY: So that neans that each of
these units would have two plus parking spaces per
unit?

THE W TNESS: Correct.

M5. HEALEY: And is that doi ng anything
to alleviate the parking on the street?

THE WTNESS: The thinking is, and
understand the question, the thinking is, and it is
based on experience with these particul ar
devel opers, their specialty is |large apartnents,
that nost of the people buying these |arge
apartnents have two cars, so the thought is we can
accommodate two cars.

That is sinply the answer.

M5. HEALEY: You al so indicated that
you coul d have done 18 units, but you are going to
do 12 i nstead.

THE W TNESS: Yes.
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M5. HEALEY: D d you figure out what
t he makeup of bedroons in an 18-unit conplex would
have been?

THE WTNESS: It could be -- there are
50 different answers. It depends how we want to
design it.

So could it have been five | arge, seven
small, six in between, there is alnost an infinite
nunber of variations we could do there.

MS. HEALEY: So when you reduce it down
to 12, now we know what that breakdown is of the
two, three, and five-bedroons?

THE W TNESS: Yes.

M5. HEALEY: Do you consider it a
benefit that you are reducing units?

THE WTNESS: Certainly.

M5. HEALEY: \Wy?

THE W TNESS:. Less apartnents generally
means |l ess traffic.

Although it is the sane nunber of
bedr oons, generally speaking, and the devel oper can
speak to this just as nuch as | could, those extra
bedroons are not used for sl eeping purposes.

| f we have got a five-bedroom

apartnent, there aren't ten people living there.
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Were if there is a two-bedroom apartnent or
certainly one, the chances are -- that is just
anecdotal, but that is the driving thought behind
it.

M5. HEALEY: But you aren't sitting
here tonight telling us how many peopl e you think
woul d have been in the 12 units versus the 18?

THE W TNESS: No, no.

M5. HEALEY: How do you correl ate that
to traffic?

THE WTNESS: Well, if there is nore
peopl e, say a single person in an apartnent, they
are nore likely than a couple to use a car.

Ed Kol ling could speak to this nuch
better than | can, and | think it would be best to
ask himthe question, but that's the direction --

M5. HEALEY: |I'mjust trying to
under stand why you think --

THE WTNESS: No, | understand.

M5. HEALEY: -- why you think this is a

better thing for us to have 18 versus 12.
Hum | guess that is it for now

Thank you.

CHAI RVAN Al BEL: Anybody else wish to

gquestion the architect?
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CHAl RVAN Al BEL: Seei ng none, M.
Pappas, you are up

MR. PAPPAS. M. Mnervini, were you
asked by the applicant to design a building
initially in conpliance with the zoning ordi nance?

THE W TNESS: Asked? No, no

MR. PAPPAS: So the applicant pretty
much told you what he wanted?

THE WTNESS: Well, he told us what he
wanted in terns of a program W then applied that
programto this footprint, and this is the end
result.

MR. PAPPAS: Now, you are famliar wth
t he zoni ng ordi nance?

THE WTNESS: O course.

MR. PAPPAS: And you are famliar with
the master plan of the Cty of Hoboken?

THE W TNESS:  Yes.

MR. PAPPAS: Let's start wth the
bui | di ng.

| think it was Z-9 -- where is the one
with the green --

THE WTNESS: The massi ng nodel ?

MR. PAPPAS:. Yes.

Now, this building here in terns of the
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street, what you see here and you can see it on
here, it is going to be alnost |ike an anchor
building or the primary building on this street
considering its wdth of 125 feet, won't it?

THE WTNESS: That's the | argest
buil ding on the street.

MR. PAPPAS. Yeah.

THE WTNESS: It's the | argest
conbi nati on of properties.

MR. PAPPAS. So it is going to set a
precedent for this |ot next door or this | ot down
her e.

THE WTNESS: No. There's no other
lot. That is First Street.

MR. PAPPAS: (xay.

Shoul dn't this building, considering

its size and bulk and how big it is, conply with the

zoni ng ordi nance to show conpliance and establish a

st andar d?
MR. MATULE: Don't answer that
guestion, Frank.

| amgoing to object to the question.

| don't think that is an architectural question, and

| don't think it has anything to do with his

t esti nony.
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Maybe a pl anner coul d answer that.

MR. PAPPAS. | w thdraw the question.

MR. MATULE: Ckay.

MR. PAPPAS: On the parking,
specifically the elevator, the parking el evator
storage, doesn't the master plan and by inference
the zoning ordinance call for Iimting parking to
the first or ground |evel of a building, where you
have construction of units above parki ng?

THE WTNESS:. Yes, and M. Kol ling can
speak to that better than | coul d.

But ny understanding is that the
intention there was not to have two-I|evel parking
decks. But | do not disagree that the master plan
does say that --

MR. PAPPAS: It does say that --

THE WTNESS:. -- and | should be very

clear. This is sonmething that we thought was an

attractive thing to a particular type of buyer. The

project is not hinging on this, but we thought it
was sonet hing that woul d be very interesting.

MR. PAPPAS: Going to the roof, with
all of the construction -- well, first of all, the
ordi nance calls for ten percent roof coverage,

right?
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THE W TNESS: Uh- huh

MR. PAPPAS: Do you know -- | don't
want to put you on the spot -- what is the rationale
behi nd t hat ?

THE W TNESS: Ten percent?

MR. PAPPAS:. Yes.

THE W TNESS: Ten percent was neant
just for roof appurtenances in terns of nmechani cal
equi pnent. It wasn't speaking to decks.

MR. PAPPAS: Right.

The intent was that the roof would be
[imted to nmechanicals --

MR. MATULE: Well --

MR. PAPPAS: -- well, he said he is
famliar with the --

MR. MATULE: ~-- are you testifying?

MR. PAPPAS: No. He is preparing --
he's famliar with the zoning ordi nance, and he is
famliar with the master plan, and he prepared these
plans, so | think I can ask him--

MR. MATULE: You can ask him and he
answered it.

You are now di sagreeing with his answer
and telling you what you think the intent was --

MR. PAPPAS: No, no.
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MR. MATULE: ~-- and | think at that
poi nt you're testifying.

MR. PAPPAS. No, no.

CHAI RVMAN Al BEL: Gentlenen, let's just
ask a question, please.

MR. PAPPAS: (xay.

Wth all of the coverage, aren't you,
maybe not technically, but as a practical matter,
adding an additional story to this building, a sixth
story?

THE W TNESS: No, absolutely not -- and
Il will answer --

MR. PAPPAS: Well, you have what, how
many decks?

You have one, two, three decks --

THE WTNESS: At roof level, there is
no structure.

MR. PAPPAS: At roof level wth
six-foot trees around them plus --

THE WTNESS: Wich --

MR. PAPPAS: -- can | finish?

THE WTNESS: Oh, sure. | was going to
answer you poi nt by point, but --

MR. PAPPAS: Al right. Go ahead. o

ahead. Answer that question.
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THE WTNESS: Actually, this particular

owner, and for all of our designs, we preferred not
to have that six-foot high fence, but we had been
directed in other projects by this Board as well as
the Pl anning Board to introduce them

We're happy to do them | understand
the reasoning for it, but we would be just as happy
not to have them

MR. PAPPAS: But you would still have
peopl e out there on the roof deck standing up.

THE W TNESS. Yes, absol utely.

MR. PAPPAS: And utilize it as living
space.

THE WTNESS: It's not |iving space.
It's outdoor space.

MR. PAPPAS. Qutdoor space.

Well, you don't consider that |iving
space?

THE WTNESS: No, | don't.

MR. PAPPAS: (xay.

THE W TNESS:. The zoni ng code doesn't,
the zoning code, nor the construction code --

MR. PAPPAS: h, okay, all right.

THE WTNESS. -- just to be clear for

t he record.
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MR. PAPPAS: (xay.

Now, on the entrance to the building,

t he actual pedestrian as opposed to the garage
entrance is six foot w de.

THE WTNESS: Uh-huh, by 30 feet |ong.

MR. PAPPAS. By 30 feet long as you go
into the buil ding?

THE W TNESS: Yes.

MR. PAPPAS: How does that afford an
attractive street frontage that the master plan
calls for?

When you have a 125 --

THE WTNESS: | am |l aughi ng, because
know that was a Ji m Vance questi on.

MR. PAPPAS. -- 125 foot w de building
with a six foot entrance --

THE WTNESS: Are you asking ny

architectural opinion, whether |I think it is proper?

MR. PAPPAS. Yes.

THE WTNESS: Yes, | think it is.

MR. PAPPAS: You think it is proper?

THE W TNESS: Absol utely.

MR. PAPPAS: You don't think that to
preserve to what the master plan calls for in terns

of a sidewal k or a street presence to have a w der
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entrance with a | obby?

THE WTNESS: | think contrary to the
master plan would be a wi der | obby that you see from
t he outdoors, when you see it fromthe sidewal k
That is not what the master plan wants, and M.
Kol I'i ng can speak to that as well.

The master plan does not want to see
that. Certainly they also want us to hide a garage
wher ever we can, but the inner workings of the
buil ding are neant to be private.

Six feet wwde is absolutely a
confortable | obby for a building this size, 12
units.

MR. PAPPAS: 12 units and 125 foot w de
with a six foot entrance?

THE W TNESS: Absol utely.

Now, if this Board directed us to
change it, we could nmake it w der and rel ocate the
stairs.

| don't see the point of it. | don't
think it nmakes the building any nore attractive,
save for a particular person's architectura
per specti ve.

MR. PAPPAS: Well, you are building

right up inthe lot Iine, correct?
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THE W TNESS: Yes.

MR. PAPPAS: But the ordinance calls
for a front yard --

THE WTNESS: W' re asking for that
vari ance.

MR. PAPPAS. -- and the nmaster plan
speaks in terns of stoops, that one of the
attractive features of the City of Hoboken is stoops
and stairways.

THE W TNESS: Uh- huh

MR. PAPPAS. There's no stoops and
stairways in this building.

THE WTNESS: No. That was when prior
to FEMA regul ations, not permtted. A stoop here
could not be constructed. It would be a stoop that
woul d take you fromground level to ten feet high,
and we would still need ADA conpliance, so no natter
what, if you have a fake stoop on it, the | obby has
to be like that for ADA conpliance.

Every apartnment has to have access to
wheel chairs at ground | evel.

MR. PAPPAS: Well, correct nme if | am
wong, | amthinking as you drive down Madi son
Street to the ShopRite, in those newer buil dings,

and t hey have stoops.
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THE WTNESS: Uh-huh. And none of
those are used. They are there just as an
archi tectural appendage to appease sone portion of
the master plan that was witten not with nodern
r easoni ng.

MR. PAPPAS. And peopl e cannot go up

THE WTNESS: They can, but they don't.
Those stairs access one particular unit --

MR. PAPPAS: Right.

THE WTNESS:. -- so they solved the
requirenent in terns of the redevel opnent zone,
which that is, and it is different fromthis. That
is a redevel opnent zone -- was a redevel opnent zone,
so it acknow edges that portion of the redevel opnent
zone. However, it is really one stair for one

apartnent just to again appease that portion of the

or di nance.

MR. PAPPAS. Ch, but it still provides
st oops --

THE WTNESS: | amnot going to argue
wi th you.

We are proposing no stoops. W think
this makes perfect sense for a building this size,

and that is it.
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MR. PAPPAS: (xay.

Now, you don't seek a rear yard
vari ance, correct?

THE W TNESS: Correct.

MR. PAPPAS: And your argunent is that
you are grandfathered in on that --

THE W TNESS: No.

MR. PAPPAS: ~-- then let nme -- | am new

tothis --

THE WTNESS: It seens --

MR. PAPPAS: -- | was just retained in
the | ast day or two, so forgive ne, forgive ne,
okay?

There is no -- presently there is a
per manent structure going all the way to the --

THE WTNESS:. Yes, and | can show you
there is a better plan describing that.

Qur Sheet Z-2 has a survey with the new
bui | di ng superinposed on it. So this line that |
colored in before -- pardon ne. [|'Il slide over
here --

MR. PAPPAS: (xay.

THE W TNESS: -- this is the existing
Mar G| building --

MR. PAPPAS:  Ckay.
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THE WTNESS: -- hydraulics that M.
Petrocelli nmentioned, and this is the existing
three-story residential building, both part of the
property.

MR. PAPPAS. Now, this three-story
residential building is going to be denvolished?

THE WTNESS: As is this

MR. PAPPAS: Oh, entirely?

THE W TNESS:  Yes.

MR. PAPPAS: Oh, entirely.

So everything is going to be denolished
at ground | evel ?

THE WTNESS: Correct.

MR. PAPPAS. Now, what is the rear yard
requirenent in this zone?

THE WTNESS: 30 foot.

MR. PAPPAS: 30 feet, okay.

And t he bal coni es extend out five

feet --

THE W TNESS:  Yes.

MR. PAPPAS: -- and | read in the
papers that there was 32 feet or 30 -- hum-- yeah,

| believe 32 feet to the rear lot line fromthe
bal cony. Did | msread that?

THE W TNESS: You m sread that. It's
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30 feet.

MR. PAPPAS: So there is no structure
on the back, the outside of which is wthin 32 feet
of the rear of the property?

THE WTNESS: That's correct.

| may just add, as M. Matule pointed
out, the applicant is now proposing to pull this
back to 60 feet aligned with -- and the adjacent two
buildings to our north, and then also neeting the
ordi nance requirenent.

MR. PAPPAS: (xay.

CHAI RVAN Al BEL: Just to nake that
point, M. Mnervini, with the balcony, that portion
woul d be at 65 foot fromthe front.

THE WTNESS: The buil di ng, back face
of the building as revised, as proposed to be
revised, would be 60 feet, and the bal conies would
be an additional five, and we would then have a 35
foot rear yard.

CHAI RVAN Al BEL:  Good.

Thank you.

M5. BANYRA: M. Mnervini, what woul d
be the | ot coverage then wth that change?

THE WTNESS: Well, we would renove 125

by five, if I could do the math, so if you want to
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give ne a second, | wll get ny phone out.

Ch, you're right. Bob is right. It
woul d be 64.5. If you ook at the zoning chart, we
got the 65 percent pointed out, and then the
addi ti onal coverage for either the balcony or the
stairs -- point 45, pardon ne.

MR. MATULE: You have to wear your
gl asses.

(Laught er)

THE WTNESS: Yeah. So it's an
addi ti onal point 45 percent, thank you, at the first
floor.

M5. BANYRA: So the nunber is?

THE WTNESS: 60 -- that doesn't sound
right to ne. Hang on. Let nme nmake sure the math |
amgiving you is correct.

(Wtness and counsel confer)

THE W TNESS:  Yes.

M. Matul e has pointed out, and | thank
him that would be 60. 45.

MS5. BANYRA: Geat. Ckay.

THE WTNESS: Again, there are two
bal conies of five feet in depth, and | think it's 20
feet in wdth, but the property is so |arge that

that percentage is less than we typically see here.
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CHAI RVAN Al BEL: Ckay.

M. Pappas, let's keep going.

MR. PAPPAS: Yes. Thank you.

| think I asked you this,

case, | amnot positive.

but just in

You coul d design a building on this |ot

fully conpliant with the zoning ordi nance,

THE W TNESS: O course.

MVR. PAPPAS: O course.

THE W TNESS: O course.

MVR. PAPPAS: | have no further

guesti ons.

CHAI RVAN Al BEL: Thank you.

correct?

Board nenbers, anything to follow up?

COWM SSI ONER GRANA:  One qui ck question

just to clarify the last point that was nade.

I f the back wall is reduced, you' re now

saying the main structure would be at 60 percent,

two through five would be at 60.45, is that correct?

THE W TNESS: No.

60.5 woul d be overall coverage at

ground | evel, including the appendages. | didn't
cal cul ate upstairs. It would be probably slightly
nore than that. As | sit down, I'll give you the

exact nunber.
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MR. MATULE: |

nunbers. | amnot testifying, but

can tell you the

it woul d be 60. 45

on the ground floor because of the stairs going

down, and two through five would be 61.6 percent,

which is the 60 percent for the building and 1.6

percent for the bal conies, which are 200 square

f eet.

MR. PAPPAS: |

would like the record to

reflect that | did not object to M. Matule

testifying --

MR. MATULE: Thank you for that

courtesy.

(Laught ger)

MR. PAPPAS. --
when | questioned the archit

CHAI RVAN Al BEL:

al t hough he obj ected

ect.

Thank you.

Ckay. Any further questions fromthe

public?

Can | have a notion to close the public

portion?

COW SSI ONER COHEN:

public portion for this wtness.

Mbtion to cl ose

THE W TNESS: Thank you

COW SSI ONER GRANA:

CHAI RVAN Al BEL:

Al l

Second.

in favor?

81



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni 82

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

MR. MATULE: If | may, M. Chairman --

CHAI RVAN Al BEL: Pl ease.

MR. MATULE: ~-- | think this would be
an appropriate tine, since the architect has
testified about several revisions to the plans,
don't think it would make any sense to put our
pl anner's testinony on testifying about a project
that may be substantially changed.

What | would ask the Board to do is |et
us break at this point, carry the matter to a
nmeeting date that you can advise us of, allowthe
architect to submt plans that reflect the revisions
he tal ked about tonight, allow M. Kolling to go
ahead and nmeke the anmendnments to his planning report
to reflect those changes.

| woul d be happy to provide copies of
those to M. Pappas also, and at that point perhaps
sonme of the objections would be alleviated, or if
not, we wll cone back here and continue, but either
way, we will come back and present our -- just have
M. Mnervini briefly go back through whatever
anmendnents have been nade to the plans and then

present the planning testinony.
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CHAI RVAN Al BEL: | think we have a
nmeeting of the m nds unl ess anybody feels
differently.

M5. BANYRA: | just had a question.

| amnot clear in terns of the
architecture we're tal king about.

| understand that there was sone
di scussion in terns of M. Mnervini's office
bet ween nmaybe sone nei ghbors or a nei ghborhood
group, but if what was testified to, if that is the
extent of the changes, then | think it mght -- the
Board may informthe applicant, nunber one, there
may be other comments relative to that, so | don't
know if we are going to be taking a nibble at the
appl e so to speak now, and then next neeting there's
ot her comments that cone up, | think, you know, so
maybe there should be sone vetting of sone
informati on now, so that we're --

COW SSI ONER FI SHER  From t he publi c.

M5. BANYRA: -- and maybe fromthe
public, so the Board will be infornmed and the public
wi Il be inforned.

| don't know. That is ny thought
because we are changi ng based on a schematic, right,

M. Mnervini?
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Yeah, based on that, and |I'mnot --

THE WTNESS: As M. @Gl vin woul d say,
the pretty picture.

M5. BANYRA: -- yeah.

CHAl RVAN AI BEL: Well, let nme ask it
this way, M. Pappas.

Do your clients have other issues or
ot her objections or other comments on this project?
MR. PAPPAS: One second.

(Counsel confers)

COW SSI ONER DE FUSCO. M. Chai r man,
while they are conversing, | do have a question for
Frank regardi ng the sizing back of the |ot.

THE W TNESS:  Yes.

COW SSI ONER DE FUSCO:  Would we still
be losing -- would we have to | ose those two parking
spots, or would you be able to | eave those spots and
still have the bi ke storage that Comm ssi oner
Branci forte had referenced?

THE WTNESS: W could keep those two
par ki ng spaces and put sone additional bike storage
inthis area that | nentioned before.

COW SSI ONER DE FUSCO  Because, in ny
opinion, and I don't -- | think that given the

coverage in general, | don't see the point of |osing
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those two spots, but that is just a thought.

THE W TNESS: Ckay.

COW SSI ONER BRANCI FORTE: Wl |, you
know, if anything el se, tw spots could be nmade into
conpact, but | guess conpact spots are the sane
wi dth anyway, right? It's the depth.

COWM SSI ONER DE FUSCO It's the depth
yeah.

THE WTNESS: They are a foot --

COW SSI ONER DE FUSCO  And if you can
get your bike storage out of it, John, which |I agree
with, plus | eave those two spots that, again, we
mentioned that parking does make units
famly-friendly, I think, in ny opinion, it would be
better.

CHAI RVAN Al BEL: M. Pappas?

MR. PAPPAS. Just one questi on.

Basically |I raised all of the concerns
of my client. There's no additional concerns. The
only thing is | wanted to ask one nore questi on.

Coul d the ground | evel be used for
ot her things than parking?

THE WTNESS: It could be used for
parking, a | obby or commercial space. Now, that

woul d be with a variance, | mght add.
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| think we would need a use vari ance
because there are no other comrercial spaces on that
side of the street, so --

MR. MATULE: Well, it --

THE WTNESS: -- | take that back

" msorry, Bob

MR. MATULE: -- it would require a
variance. | think it would be a C variance from
Section 196: 33.

There's a difference of opinion about
that, whether that's a conditional use or a
permtted use with conditions, but one way or
another, it would require a variance.

MS5. BANYRA: Can | ask a question?

MR. PAPPAS: Could it be used for
sports?

THE W TNESS: No.

MR. PAPPAS: It couldn't be like a
court --

THE W TNESS: No.

MR. PAPPAS: - something like that?
THE W TNESS: The DEP regul ati ons do
not allowthat within a flood plain. They all ow

only the necessary spaces to access the building or

par ki ng.
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CHAI RVAN Al BEL: Ms. Banyra?

MS. BANYRA: Yes. | just had one
guestion, Frank.

The rendering that you are proposing
there, does that result in any other variances?

THE WTNESS: It does not.

MS. BANYRA: Does it result in any
ot her request of the Gty Council because of it
either comng out -- | think maybe you can just --
if there is anything that we should know, and what
your testinony was that it is going to be breaking
the building into an appearance of multiple facades,
is that --

THE WTNESS: That was part of it. W
al so think we achieved that with the previous
desi gn.

This was in response to a conversation
that | had with M. Vance, who was speaking with the
nei ghbor hood, and | absolutely agreed with him He
t hought that with the other building, we could have
a better job in, and | think we did on this, and I
think they were happy wth that.

In terns of Gty Council, we are not
proposi ng any decks nor bays. There's just an

architectural elenent, which would not need Gty
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Counci|l approval. So in ternms o other variances or
out si de approvals, there is no difference between
this and the design that is submtted.

M5. BANYRA: (Ckay.

So wll it actually read as in two
structures, three structures, Frank?

Can you indicate that?

THE WTNESS: | think this answers the
questi on.

MS. BANYRA: | am not a hundred percent
clear fromthat.

THE WTNESS: | will tell you that the
rendering al ways does a better job of explaining
what a building |ooks like relative to a
t wo- di nensi onal draw ng.

M5. BANYRA: Yeah, yeah, yeah.

THE WTNESS: So, in ny opinion, yes,
it does. It doesn't do it in a very formal break it
up in a 25 foot way, but we did it by using
different masses and different materials.

M5. BANYRA: So is that the south?

THE W TNESS: Yes.

M5. BANYRA: Yeah. So that is one
break, and then you'll have that exterior --

THE W TNESS: Here, here, here, and
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here --

M5. BANYRA: (Ckay.

THE WTNESS: -- even within this is
broken up into snmaller pieces with a change of
mat eri al s.

M5. BANYRA: (Okay. Thank you.

CHAI RVAN AIBEL: So | amclear, the
offer or the proposal is to reduce the size of the
depth of the building to 60 feet.

MR. MATULE: The principal to 60
per cent .

CHAI RVAN Al BEL: Change t he facade.

Is there going to be a setback on the
fifth floor?

MR. MATULE: Pull the top floor back
ten feet.

CHAI RVAN Al BEL: Ten feet.

|s there anything el se maj or that we
are tal king about ?

THE WTNESS: No. The addition of a
bi cycl e storage closet for |ack of a better term

COW SSI ONER DE FUSCO. Wl |, also the
retention basin. |'mcurious, and nmaybe our Board
engi neer can advise on this to edify ne.

VWhat is the mninumrequired by North
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Hudson, and can there be a larger retention basin to
alleviate the flood situation?

MR. MARSDEN: You can al ways have a
| arger detention basin. | nean, that's -- the nore
you detail, the less you are going to release into
the system and in this case into a treatnent
facility during the peak fl oods.

So if you have larger retention, you
will be releasing | ess than typically you woul d be
rel easing currently.

What is required, | believe RSIS on
this particular building, and they require, |
bel i eve, sone reduction, but it depends on how the
exi sting inpervious is interpreted.

So if designed according to RSI'S, you
have certain detention requirenents at certain storm
| evels, and that is what North Hudson will hold them
to.

THE WTNESS: But having said this, in
ternms of construction, it doesn't make nmuch of a
difference in terns of area taken or even really
cost to make it larger. So if you made this 25
percent |arger, | would be happy to do that.

CHAI RVAN Al BEL: Ckay. | don't think

we are here to redesign the application or your
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building. | think we have gone as far as we shoul d.

So the proposal, though, is to carry
W t hout notice, without further notice, and you
wai ve what ever tine.

MR. MATULE: Absol utely.

CHAI RMAN Al BEL: Pat, do you have any
i dea when we could put this matter back on?

M5. CARCONE: In February, we have the
17th. The 24th is pretty full wth the Stevens
application.

CHAI RVAN AI BEL: Yes. | would think in
March soneti ne.

M5. CARCONE: March 17th or March 24th

MR. MATULE: | prefer that, March 24th
because the 17th is the regular neeting, so | don't
want to ness up --

THE WTNESS: On St. Patrick's Day.

(Laught er)

M5. CARCONE: Are you tal king about
February or March?

Mar ch.

CHAI RVAN Al BEL: You are not going to
be avail abl e?

THE WTNESS: | will be, if needed.

(Laught er)
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CHAl RVAN Al BEL: What do we have?

M5. CARCONE: So March 24th is the
preferred date, and you are avail able, and your
pl anner.

MR. PAPPAS: That | have to confirm

CHAI RMAN Al BEL: Well, let ne just say
t hat notw t hstandi ng any of our comments or the
i nferences that you may draw from what we said, it
is an application we will consider on the nerits --

THE WTNESS: O course.

CHAI RVAN Al BEL: -- and you haven't
gotten Board approval on anything.

MR. MATULE: | fully appreciate that,
M. Chairnman.

W will have the revised plans to the
Board professionals and a revised planning report
filed. | wll try to nmake it nore than ten days,
but at least -- well, it is 11 days because it falls
on a Friday, but I will try to get themin sooner
than that, at |east two weeks before the 24th.

MR. M NERVIN : W could have the
drawi ngs the mddl e of next week to distribute.

CHAI RVAN Al BEL: And you will provide
M. Pappas with a revised set?

MR. MATULE: Yes. | will provide M.
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CHAl RVAN Al BEL: Ckay. Can | have a
noti on?

COW SSI ONER DE FUSCO | just want to
make sure that the attorney on the other side is
going to be able to have his planner here for that
meet i ng.

VR. PAPPAS: | have to check with the

pl anner. You know, this is the first time that date

IS comng up

COWM SSI ONER DE FUSCO:  Sure

MR. PAPPAS: March 24th?

COW SSI ONER DE FUSCO: | nean, it's
far enough in advance. | nean, there is a lot of
community here, and | would -- | understand you
can't speak for the planner, but --

MR. PAPPAS. Wat day of the week is

t hat ?

CHAI RMAN AIBEL: [It's a Tuesday.

| think we have a | arge nunber of
peopl e here. | think the comm tnent should be that

we are going to nove forward on the 24th --
COW SSI ONER FI SHER  The 24t h of
Mar ch.

CHAl RVAN Al BEL: -- the 24th of March.
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MR. PAPPAS: | will, vyes.

COW SSI ONER COHEN: | notion to nove
this neeting to March 24th wi thout further notice.

COW SSI ONER DE FUSCO  Second.

CHAI RVAN AIBEL: Al in favor?

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

CHAI RVMAN Al BEL: All opposed?

Thank you.

Thanks, M. Matul e.

W will take a ten-m nute break and
then we are going to nove on to 722-730 Jefferson.

(The matter concluded at 8:30 p.m)
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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 the foregoing is a true and accurate
transcript of the proceedi ngs 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
neither a relative nor enployee of such attorney or
counsel, and that | amnot financially interested in

t he acti on.

s/Phyllis T. Lewis, CCR CRCR

PHYLLIS T. LEWS, C C R Xl 01333 C. R C R 30XR15300
Notary Public of the State of New Jersey

Dated: 2/10/15

My conm ssion expires 11/5/2015.

This transcript was prepared in accordance with
NJAC 13:43-5.9.
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HOBOKEN ZONI NG BOARD OF ADJUSTMENT
G TY OF HOBOKEN

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

RE: 722-730 Jefferson Street : February 4, 2015
Bl ock 83, Lots 20-24 : SPECI AL MEETI NG
Applicant: 722 Jefferson, LLC :

Prelimnary Site Plan & C& Vari ances :Wdnesday 8:45 pm

Hel d At: 94 Washington Street
Hoboken, New Jersey

BEFORE

Chai rman Janes Al bel

Commi ssi oner Phil Cohen
Comm ssi oner M chael DeFusco
Commi ssi oner Antoni o G ana
Comm ssi oner Carol Marsh
Conmi ssi oner Di ane Fitznyer Mirphy
Commi ssi oner John Branciforte
Commi ssioner Tiffanie Fisher
Commi ssi oner Onen M Anuf f

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 COURT REPORTER
CERTI FI ED REALTI ME COURT REPORTER
Phone: (732) 735-4522
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APPEARANCES

LAWOFFICE OF DENNIS V. GALVIN
730 Brewers Bridge Road
Jackson, New Jersey 08527

(732) 364-3011

BY: STEVEN M. GLEASQN, ESQUI RE
Attorney for the Board.

ROBERT C. MATULE, ESQUI RE
89 Hudson Street

Hoboken, New Jersey 07030
(201) 659-0403

Attorney for the Applicant.
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CHAI RVAN Al BEL: Hel |l o, everybody.
We're back on the record. M tinekeeping has been
criticized.

(Laught er)

M. WMatul e?

MR. MATULE: You noticed the clock is
gone.

(Laught er)

Good evening, M. Chairmn, and Board
Menbers.

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

This is an application for property at
722-730 Jefferson Street. The application is for
prelimnary site plan approval and variances to
construct a five-story 15-residential-unit building
on the site.

| have two wi tnesses tonight, Frank
M nervini and Ed Kolling. | also have a
representative of the applicant here, if need be,
and | submtted all of ny jurisdictional proofs
previously to the Board Secretary.

So if we could have M. Mnervin
swor n.

CHAI RVAN Al BEL: Pl ease swear M.
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M nervini in.

MR. GLEASON: Do you swear or affirm
that the testinony you' re about to give is the
truth, the whole truth, and nothing but the truth?

MR. MNERVINI: | do.

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

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

CHAI RVAN Al BEL: And not hi ng has
changed in your professional status in the past 15
m nut es?

THE WTNESS: No, nothing has changed.

(Laught er)

CHAl RVAN Al BEL: W accept your
credenti al s.

THE W TNESS: Thank you

MR. MATULE: Thank you.

M. Mnervini, again, before we start,
| see you have boards here, so if we can mark them

THE WTNESS: W have two. We have a

col ored facade --

MR. MATULE: So A-1 is a colored facade

rendering prepared by your office?

(Exhibit A-1 marked.)
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THE WTNESS: Yes. It's the sane
drawing that is part of a bigger drawi ng packet, but
we added materials and col or.

MR. MATULE: A-2?

(Exhibit A-2 marked.)

THE WTNESS: A-2 are four, 1'll cal
t hem drawi ngs, but they are drawi ngs based on top of
phot ographs. There's four of those, and one actual
Googl e Earth phot ograph.

What we have done is we have taken
Googl e Earth and nodel ed the adj acent properties as
wel |l as ours to show context of the adjacent
bui | di ngs.

MR. MATULE: Thank you.

So could you describe for the Board the
existing site and the surroundi ng area, and what the
current use of the property is?

THE W TNESS: Yeah.

The current use of the property is a
garage as well as an enpty parking area.

| wll start with Sheet Z-2, because it
is an odd lot relative to the magjority here in
Hoboken. So the width is, as the last project, 125
feet, soit is five lots wide. However, the first

two to the south, which would be Lots 22 and 23, are
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the full 100 feet in depth, so these two |lots are 25
by 100 and 25 by 100. The last three are 25 by 75
each. So you have three 25 by 75, and one 50 by a
hundr ed.

I n essence, you have got a 75 by 75
square, and a 50 by 100 rectangl e.

Normally these three lots will extend
to 100 foot depth, but we are one property fromthe
corner, so we |lost that additional space.

In terns of context, and we w ||
probably start nowwith A-1, we're at Mudison
Street, so 722 Madison -- |I'msorry -- Jefferson
Street and 8th Street.

So here is our closest intersection.

We are on the west side of Jefferson. Madison is to
the west of us. Qobviously Adans is to the east.

8th Street and 7th Street.

The property directly to our north is a
one-story structure shown here.

This section is a hair salon

This section is a nei ghborhood bar
cal l ed DC s.

The bui |l di ng behind us, which is what
partially drives the design that we are proposing,

the building behind us is a four-story albeit a 50
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foot high, four-story residential structure. That
building in particular -- our building responds to
that building in particular.

So as | discussed here, the four-story
adj acent brick, that is shown on Sheet Z-2 here,
so what that neans is | have nore drawings to help
describe it.

The sanme Sheet Z-2, our lots right here
are for the first one, two, three lots conpletely
surrounded or bordered by a 50 foot high wall.

So this building, which faces Madi son
Street and faces 8th Street, has a 50 foot high wall
on the property line with no wi ndows directly to our
rear. That occurs for the first three parcels for
ours, which are 730, 720, 726 Jefferson. And as we
go further south, it is nore standard 25 foot lots
with typical rear yards.

Qur buil di ng, proposed building, the
footprint is here, but I will describe it in much
greater detail.

We are proposing 15 residential units,
five stories with the top floor, the fifth floor,
bei ng set back ten feet off the property line.

If you | ook at our | ot coverage

calculation, and I will go through the zoning chart
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as will M. Kolling, our proposed |ot coverage --
let me get by the stairs -- pardon ne -- we, of
course, made it 60 percent. W are proposing 88.28
percent on the ground floor, and I'l| describe it,
but nore to the point | want to nake nowis we are
proposing 70.6 percent, and that seens |ike you
woul d think that the building is | arger than what
could be typically permtted.

However, our proposal is for a standard
60 foot depth building. So if | go to Sheet Z-6,
our building at 125 feet in wdth, and it's the
standard 60 feet in depth.

So for the first two portions, two lots
on the property, we are left with a rear yard, a
40-f oot rear yard

For the three 25 by 75 foot lots, we
have -- pardon ne -- a 15 foot yard, which separates
our building fromthe adjacent property, which is
that tall 50 foot blank wall | described.

What we have done, we treated this
rat her odd-shaped lot as if it were a standard sized
100 foot depth I ot, and we have done that for a
coupl e of reasons.

First: It allows us to provide the

ri ght anmount of parKking.
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Second: The inpact that woul d have
been to the property to our west is not there.

There is no inpact, as | see it, because that wall
is a blank wall, so it's a 50 foot high blank wall.
&oi ng back to sheet A-2, this wall right here. This
wal | here, it is a 50 foot high wall.

So what we have done is we have
desi gned the building, as this Board has seen nmany
tines, at 60 feet in depth. And the second reason
for that 60 feet is the mninmumwe can have for a
doubl e- | oaded corridor, so a doubl e-loaded corridor
means egress stair, egress stair, sonmewhere in the
center of the building with a hallway connecting
themto, and that allows apartnments both to the
front and both to the rear. Anything |less than
that, these dinensions becone too narrow for an
apart ment.

60 feet is the standard m ni mum si ze
doubl e-| oaded corridor. That allows a building of
125 feet in length to work well.

At ground level, our |ot coverage is
higher. It is 88.28 percent, and that is again
conpl etely because we are responding to the adjacent
condition. So the adjacent property cones up to the

property line here. There is a blank wall right
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t here.

So our thought was at ground | evel,
let's extend the building to the full 75 feet in
depth. Qur wall neets their wall. There is no room
ot herwi se for our garden, and then we can have
simlar to what we discussed before, a doubl e-| oaded
corridor in terns of parking.

So |l will start going through the floor
pl ans now after giving that brief description of
what we are proposing.

Sheet Z-3 shows our ground floor plan,
so 125 in wdth, 60 feet in depth, 75 feet in depth
at ground level, so the buil ding above cones to
her e.

Again, this is a conpletely blank wall.
This wall goes 50 feet high, this 50 foot hei ght
her e.

What we have done is we responded to
the condition behind us, where there is no building
in a standard Hoboken residential structure, and |
have that shown on Sheet Z-1 here. You have an
enpty lot, and then a standard residential structure
right there at Lot Nunber 12, so there we responded
to that condition by having a 25 foot rear yard.

Par ki ng on the ground floor, we are
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proposi ng a resident storage area, a | obby, trash
and recycling.

There are 21 parking spaces proposed,
15 residential units, car charging stations, and a
water retention systembeneath this. Very simlar
to the things that we tal ked about in the |ast
proj ect.

Sheet Z-4 describes our water detention
schematic design, as well as our idea for the rear
yard.

| will skip to Sheet Z-6. This is our
residential floor plans, so the second floor plan,
the third floor plan on this sheet.

Four units per floor, and that is the
sanme for all of these | ower apartnents.

W have a three-bedroomat 1715 square
feet, a three-bedroomat 1550 square feet, and a
t hree- bedroom at 1675 square feet, and a
t hr ee- bedroom at 1800 square feet, all three-bedroom
units. This one could possibly be a four-bedroom
but varying areas.

That second floor will also have access
to a garden above the parking roof that is 15 feet
i n depth.

So we've he got our building, a 15 foot
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terrace, this 40 foot high building, and that
condition is best shown here.

| can certainly pass this around.

Again, this is a conpletely blank wall
to our west.

COW SSI ONER DE FUSCO Woul d you m nd?

THE W TNESS: Sure, sorry.

Two 120 square feet bal coni es extendi ng
six feet and 20 feet in wdth, and you will see this
di mrension. They are nine feet fromthat blank wall,
and 34 feet fromthe blank wall fromthe property
[ine when it's finished.

Sheet Z-7, which is floors four and
five, the sane as the apartnents bel ow, save for the
fact that we have got bal conies off the back as
opposed to a rear terrace. So the fourth floor has
two bal conies of six by 20, simlar to floor three.

The fifth floor we are sitting back
fromthe front property line ten feet, so the actua
di mensi on of the structure's depth at the fifth
floor is 50 feet as opposed to 60 bel ow.

So we have ten feet fromthe front
property line, and 15 feet, and then 15 feet again
to that 50 foot high wall. Three balconies in this

case.
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The roof plan: Again, simlar to the
previ ous application, which was the sane sized
building at 125 by 60 feet in depth as it turned out
to be with the revision. |In this case we are
proposi ng one, two, three roof decks, 250 roughly
plus or m nus 256 square feet, and again, as the
previ ous project, we are proposing screened planting
around each of those decks with their own private
stair up.

The majority of the remaining roof area
woul d be the extensive green roof, as | described
before. Any of the wal kway areas that are required
for maintenance will all be the white reflective
r oof .

In terns of the elevation, we had the
same -- | won't say struggle, but the sane issue in
terns of designing a large building of 125 feet in
wi dt h, whi ch doesn't happen very often in this urban
environnent. So we had to figure out
architecturally and esthetically how to break it
down, and | think our rendering, which is A1,
describes it better, so we are basically doing that
with different planes as well as material s.

As | described, this fifth floor is set

back ten feet. These are our stair penthouses.
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This is the adjacent buil ding behind us
with its penthouse, and then we have a conbi nation
of cast stone, alum num and bri ck.

| could pass this around, too, because,
again, it does a better job relative to the Sheet
Z-9 drawing. 50 feet in height off of the ground, a
conbi nati on of cast stone, alum num and bri ck.

Sheet Z-10, rear elevation, side
el evations, you can clearly see the setbacks as |
described at the fifth floor.

Sheet Z-11 has a very informative
drawi ng, our sight line diagram This draw ng
reflects a cross-section of the building, so here is
our adjacent building at 50 feet in height.

Here is our garage extension, let's
call it at 15 feet in depth, the remaining building.
This is the majority of the building. This is the
outline, so we go up 40 feet fromthe front, which
is consistent with other buildings on the street.

So right below that, we have our street el evation,
so 40 feet is consistent with other buildings.

We have set back that fifth floor ten
feet, so if sonebody is standing across the street,
and they are six feet high, this is what they would

see, so that is our sight line diagram
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The bul khead is concealed as well as
our stair bul khead, el evator bul khead, and wi th our
corni ce and parapet, the recessed area. That is not
to say that if sonebody is at the fifth floor behind
us, they wouldn't see this structure. |'mjust
maki ng the point that the inpact from Jefferson
Street is mninmal.

Again, in ternms of context, | think our
building fits well with the adjacent street. It is
kind of a hodge-podge of designs, and sone buil di ngs
are newer. Sone are to be renovated, and sone are
in good condition. It is cornered by St. Ann's
Church on the south, and on the north the one-story
nail salon and bar that | nentioned before.

So if you consider the majority of the
facade at the 40-foot line, that is what takes us
across. And even the setback 50 foot line is not
conpletely inconsistent. W've got 710, the church

Z-12 is the adjacent properties, so our
Jefferson Street top photographs show the hair sal on
that | nentioned, an enpty |ot, a garage, and the
ot her garage for part of our property down to here,
par don ne.

These are adj acent properties. One is

under construction. This one is just about finished
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at 714, the church, as well as a three-story
building directly north of 716. So we think
contextual ly our building extends here. Directly
across the street to our north is a six-story
buil ding, residential as well.

So that is the extent of the draw ngs.

The building will, of course, be ADA
conpliant, fully sprinklered. W have not figured
out yet the construction nethod, but we wll, of
course, nmeet all of the |IBC standards.

We are proposing new sidewal ks with
this design and street trees.

MR. MATULE: Frank, will the building
be LEED certified?

THE W TNESS:. Pardon ne, yes

As | discussed in previous
applications, this building will be LEED certified.
It will have -- we have not yet figured out the
actual points to get to there, but we wll, and
certainly some of themw |l be the electric car
charging station, how the denolition of the existing
structure is handl ed, water retention, and those are
sone of the ways we wll achieve the points --

MR. MATULE: And in the garage --

THE WTNESS: -- pardon ne, and the
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green roof.

MR. MATULE: -- in addition to the wall
mount ed bi ke racks, you have a separate bicycle
st orage roonf?

THE WTNESS: Yes. There's a bicycle
storage room There's trash recycling. There is
mail. There is a deeded unit storage, which can be
for bicycles, and we have an area deeded for bicycle
st or age.

MR. MATULE: | don't know if you show
it on here, but if the project is approved, would
you have LED lighting for the garage?

THE W TNESS:  Yes.

This was submtted prior to not
di scovery, for lack of a better term and yes, of
course, if approved, we would happily revise the
drawi ngs as all of our future drawings will show
that LED systemas a warning light within the slab
for passers-by.

MR. MATULE: And the project has been
run by the Flood Plain Adm nistrator?

THE W TNESS:  Yes.

And simlar to any building this size,
we have to dry flood proof the garage, which neans

that the entry door here, the garage door here,



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni 114

t hose woul d be fl ood panels brought up to the base
fl ood el evation.

At the areas of egress, which is one at
the southern section and two at the nain | obby,
those areas will be wet flood proofed, so they are
designed to accept flooding and water with a vent on
the door. So when the water recedes, it could go
t hrough the vent, and al so you can open and cl ose
t he door even in the case of water, and none of the
materials inside will be danaged.

MR. MATULE: And you received M.
Marsden's letter of Cctober 21, revised January 217

THE WTNESS: Yes, | have.

MR. MATULE: And are you able to
address the issues that he has raised in there?

THE WTNESS:. Yes. There is nothing
t hat we cannot address.

MR. MATULE: Okay. Then | have no
further questions.

CHAI RVAN Al BEL: Thanks.

Board nenbers?

M. G ana?

COWM SSI ONER GRANA:  Few questi ons.

M. Mnervini, the first floor fromthe

front lot line will be 75 feet --
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THE WTNESS: Correct.

COW SSI ONER GRANA:  -- in total ?

THE W TNESS:  Yes.

COW SSI ONER GRANA:  That is correct?

THE W TNESS:  Yes.

COWM SSI ONER GRANA:  Ckay.

That puts you at the -- | will call it
the face of the brick wall and the adjoining
structure --

THE WTNESS: Correct. That is here,
in here.

COWM SSI ONER GRANA:  And you only --
for Lots 20, 21 and 22, you don't have a norna
sized lot, is that correct?

THE WTNESS: No. W continued the 60
foot depth of the building, and the lot is 25 feet.

COW SSI ONER GRANA:  Lots 23 and 24 are
a hundred feet in depth?

THE WTNESS: Correct.

COW SSI ONER GRANA:  And you wil |
extend the bottomstructure 75 feet fromthe front
ot |ine?

THE W TNESS:  Yes.

COWM SSI ONER GRANA:  Thank you. That

is on Z-2.
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|"msorry. | do have nore questions,
but I wll let the next person go.

COW SSI ONER DE FUSCO M. Chair?

Well, just to foll ow up on Conm ssi oner
Grana's point, you know, those two lots, the corner
facing lots, 23 and 24, you testified that, you
know, you are creating a normal 60 foot setback
building, but in reality, what you are doing is
you' re extending on those two particular |ots deeper
into the green space, so can you just wal k us
t hrough that ?

THE WTNESS: Yes. That is at the
ground | evel only.

COW SSI ONER DE FUSCO  Correct.

THE WTNESS: And that was, again, in
response to this wall, and our thought was we woul d
continue that wall for a cleanly organi zed gar age.

Above, which would start at Sheet --

COW SSI ONER DE FUSCO  Sure, it gets
set back --

THE WTNESS: -- it gets set back, yes

COW SSI ONER DE FUSCO:  -- but why on
the two southern facing lots wouldn't you then
recess the building, bring it forward, thus allow ng

what woul d have been the green space, if it were,
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you know, two single famly -- two single buildings
or a conbi ned bui |l di ng?

THE WTNESS: It's certainly sonething
we can | ook at.

It wouldn't inpact the residential
fl oors above. | understand.

COW SSI ONER DE FUSCO  Ri ght.

THE WTNESS: It would nmake for an
interesting garage, as | think we could certainly
accommodate it.

COW SSI ONER DE FUSCO:  Sure. And
woul dn't want to | ose the bi ke storage either or
sonething |like that.

THE W TNESS:  Yes.

COW SSI ONER DE FUSCO.  The ot her
question | have for you is: The building on the
corner of Madison and 8th Street, is that building
taller than what you are proposing?

THE WTNESS: Yes. It's slightly
taller. It is four stories. It's a renovated
i ndustrial building, converted industrial building
to a residential use. | think the drawing of this
board has a better description of it.

COWMWM SSI ONER DE FUSCO So it is just

slightly by a couple feet --
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THE WTNESS: Very close, but it's
slightly taller.

|"msorry. And our elevation draw ngs
probably reflect that as well, if | could show you
that here. This is the outline of that building.

COW SSI ONER DE FUSCO. | guess just to
further that question quickly: Do you think that,
you know, |ike do you think this would be -- do you
think that two buil dings woul d work together, given
the fact that they are slightly -- they are a couple
feet off fromone other?

THE WTNESS: 15 feet between the two
you nean?

COW SSI ONER DE FUSCO  Yeah

| mean, is there -- is there -- is
there -- they're in height, but not the sane height.
| s that architecturally advisabl e?

THE WTNESS: | don't think we need to
mat ch an adj acent building that we're not touching.

I f we were touching that building, |
woul d absol utely agree best esthetically they ought
to match, but there is a 15 foot difference between
them and this variation is not nuch.

COW SSI ONER DE FUSCO:  Ckay.

COW SSI ONER COHEN: So you descri bed
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that | think there was a property to the south of
this one that was under construction.

THE WTNESS: 714, and it is al nost
conpl et e.

COW SSI ONER COHEN:  Can you just tell
me the dinensions of that building, if you know?

THE WTNESS: That | recall, and we
were the architects for it, is a four-story
bui | di ng, ground floor 100 percent |ot coverage,
floors two, three and four 60 percent | ot coverage,
total height 40 feet.

| think I probably show that, or
better show that -- yes -- so that is shown right
here, 714. That accurately reflects what it | ooks
l'ike.

COW SSI ONER COHEN: CGot it.

COWM SSI ONER GRANA:  Chairman, | got a
coupl e nore questions | think.

So we are proposing that on floors two,
three, and four, that that actually be 60 feet |ot
coverage, is that correct?

And then on the top floor we are
proposi ng 50 feet | ot coverage, and I will clarify
that -- excuse ne -- | apologize -- that is ten feet

back fromthe ot Iine on the top floor, then 15
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feet, and then 15?

THE W TNESS: Correct.

So if you |l ook at Sheet Z-10, this
accurately describes what we're discussing. So here
is our front facade. Here's our ten foot setback on
the fifth floor, and this extends 15 and 15 in
between. The sight line diagrans al so describes it.

COWM SSI ONER GRANA:  So what point on
Z-11 are you neasuring hei ght fronf?

THE WTNESS: The front section at 40
feet is here, which is your roof slab, and 50 feet
is here, your roof sl ab.

You have got a four foot penetration,
and this stair bul khead we have cone to |learn we can
shrink this by a foot and a half. It doesn't have
to be nine feet, but the code allows us to have just
a seven foot six. Currently it is drawn at nine.

COWM SSI ONER GRANA: Ckay. Two ot her

guesti ons.

| s a facade vari ance requested?

THE WTNESS: No, and | think we
describe that. | have a separate chart. Here you
go --

COW SSI ONER GRANA:  Ckay - -

THE WTNESS: -- actually | don't want
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to give you the wong answer. It is here as well.

(Comm ssi oners tal king at once.)

COW SSI ONER GRANA:  The materials --

THE WTNESS: | apologize. W are
deficient masonry, and we have got al um num panel s
where masonry could be, but as designed, we woul d
need that variance for just 50 percent.

COWM SSI ONER GRANA: My | ast question
is: On Z-12, the building that | think Conm ssioner
Cohen asked his question is the building that is not
one-story structure to the right, but the building
on the other side of 8th Street go up --

THE W TNESS: Here.

COWM SSI ONER GRANA:  -- do you know t he
hei ght of that buil ding?

THE WTNESS: It is six stories, and
it's been done in the | ast eight years, and | would
assunme it's 60 feet.

COW SSI ONER GRANA:  And | believe
directly below, is that the structure --

THE WTNESS: Directly across the
street is a five-story structure, and this is one
| arge building at six stories.

COWM SSI ONER GRANA:  So that is roughly

bet ween 50 and 60 feet?



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni

THE W TNESS:

Yes.

COWM SSI ONER GRANA:  Thank you.

THE W TNESS:

| ast ten years.

Agai n, both built

COW SI ONER GRANA:  Oh, the | ast

questi on.

in the

122

The frame garage that you depicted here

on Z-2, that is not part --

THE W TNESS:

That is not part of the

application. That is shown in the photograph here.

COW SSI ONER  GRANA:

t he application?
THE W TNESS:

application.

Not part of the

COWM SSI ONER GRANA:  Thank you.

Thank you, Chair.

COW SSI ONER COHEN:

vari ance for the front | ot
Are you at zer
THE W TNESS:

yes.

COW SSI ONER COHEN:

conpare to the nei ghbors?
THE W TNESS:

drawing reflects it nicely.

line?
olot line?

We're at zero | ot

Directly to our --

Directly to our

That's not part of

Are you seeking a

i ne,

How does t hat

this

north,
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that zero lot line, directly to our south the frane
garage has a zero lot line. But if you |ook at
Sheet Z-1 on our 200 foot diagram you can see al
of the properties, save for Lot 26, are at zero | ot
line, and the rectory and the church.

COW SSI ONER COHEN:  Thanks.

CHAl RVAN Al BEL: Ms. Fisher?

COW SSI ONER FI SHER:  Two ki nd of
random questi ons.

One: The building across the street,
isit really just one building, the 50 foot?

THE WTNESS: This?

COW SSI ONER FI SHER  Yeah.

THE WTNESS: This is one buil ding.
This entire length is one building --

COW SSI ONER FI SHER  But the corner
part is not?

THE WTNESS: -- and this is one
bui l ding. The photograph kind of turns, so it is a
bit decei ving.

COW SSI ONER FI SHER | t hi nk when we
were | ooking at A-2 --

THE WTNESS:. Yes, that m ght better
describe it.

COW SSI ONER FI SHER  -- wel |, it



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni

actually shows it as one building, and the only
reason why | raise it is when you see it on here,
you see all of these giant huge buildings. This

| ooks small, but if this is cut into different ones,
it's not as -- do you know what | nean?

THE W TNESS: They are conti nuous
They're certainly continuous, and what we were
showi ng here, and we did it with our building is
j ust pure massing.

COW SSI ONER FI SHER:  Yeah. They are
continuous, but like this building, you can see the
front of it still looks different. So
notwi thstanding, if it is continuous height and
l ength, you still have kind of a separation of
archi tecture?

THE W TNESS. Yes, absol utely.

We have taken that concept and applied
it tothis as well, understanding that 125 feet is
not the standard.

COW SSI ONER FI SHER.  This is probably
not a question that you can answer unless
anecdotal | y.

But was there any di scussion at all
with the neighboring site that is |like an orphan

site, where that little cafe is? It is like a
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little corner now

THE W TNESS:. Yeah.

THE WTNESS: So you're putting out --
| don't want to say arbitrary, but now we are in
kind of a permanent -- sorry --

COW SSI ONER MARSH:  That' s okay.

THE WTNESS: | have no know edge of
any conversation with those adjacent properties.

COW SSI ONER FI SHER:  No i dea?

(Peopl e in the audi ence tal king)

THE REPORTER |'msorry. W is
tal ki ng?

M5. BANYRA: He cannot tal k.

THE WTNESS: | have no know edge of
it.

COW SSI ONER FI SHER'  And you're just
left with this one little thing that has one -- has
one -- kind of one defined devel opnment woul d cone
out of it. It's just going to be a question of
hei ght .

CHAI RVAN Al BEL: Anyt hing el se?
COW SSI ONER BRANCI FORTE:  Frank, there
was tal k about putting the LED lights in the
si dewal k and then approaching the Gty Council for

per m ssi on.
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Have we done it in the past?

THE WTNESS: We have done it, but that
has yet to happen. W have the draw ngs, and we
have to submt themto the zoning officer, and it
hasn't happened, but because we can't say at this
Board that we are proposing that, I amfrom now on
proposing it within our property at the threshol d.

If we are permtted via Gty Council,
we will put themin the sidewal k.

COW SSI ONER BRANCI FORTE:  So you woul d
have no objection in the resolution requiring you to
goto Cty Council and ask for it?

THE WTNESS: O course not.

COW SSI ONER BRANCI FORTE:  Also, is the
Doggi e Day Care that we approved not too | ong ago on
this block al so?

UNI DENTI FI ED VO CE FROM THE AUDI ENCE:

Yes.

THE WTNESS: | don't know.

COWM SSI ONER BRANCI FORTE:  Did you work
on that?

I s that your buil ding?

THE W TNESS:  No.

CHAI RVAN Al BEL: Anyt hing el se, Board
menber s?
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Just so that | can understand, the
proposal that we are discussing is cutting out the
15 by 50 foot first floor to | guess the south of
the building, to expand the backyard?

THE WTNESS: This becones the back
yard. Here, we don't have the opportunity -- well,
| shouldn't say that.

The rear property line is bordered with
a 50 foot high wall. So where the property is 100
feet deep, we are proposing a 25 foot rear yard.

The building at ground floor is a ful
75 feet in depth. It certainly nakes sense here,
and just for ease of organization, we continue that
wal |, as M. DeFusco nentioned, we have the
opportunity to cut this out and rel ook at that.

CHAl RVAN Al BEL: Ckay. So the --

MR. MATULE: If | just could clarify a
point, M. Mnervini.

As originally proposed on Z-3, the rear
yard was going to be 25 feet. If you cut it back
five feet, will it now becone 30 feet?

THE WTNESS: This section is 75 feet.

MR. MATULE: No. I'mtalking about
this here.

THE WTNESS: | under st and.
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This is 75 feet, and this is 25. If we
were to cut this back an additional 15 feet, it
woul d be 40. This is 25 feet, our proposed rear
yard. The space between the building on floors two,
three, four, and five, and the adjacent blank wall
is 15 feet, because we have our standard 60 foot
depth buil di ng, doubl e-1oaded corridor. But as
proposed, as you see it, this is 25 feet.

MR. MATULE: Conm ssioner DeFusco's
question is: Could you pull that back further
towards the street to nmake that rear yard deeper

THE W TNESS: Yes.

MR. MATULE: | think that is what the
Chai rman - -

COW SSI ONER FI SHER  Where the green
iS.

MR. MATULE: ~-- is trying to clarify.

CHAI RVAN AIBEL: | amtrying to

under stand what a revised back yard woul d be, a 40
foot deep backyard.

THE WTNESS: O course, we have to
discuss this with the clients, but as I am answering
the question, it is possible to bring this back, so
this would be then a conpliant backyard.

CHAI RVAN Al BEL: And you woul d | ose the
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private terrace off one of the back units?

right?

i ke you coul

THE W TNESS: Yes.

COW SSI ONER Fl SHER: Part of the den,

CHAl RVAN Al BEL: Part of it.
COW SSI ONER Fl SHER: Yeah. It | ooks

d have a little one.

129

CHAI RMAN Al BEL: So |let ne ask you, you

know, what you can do to inprove the private

terraces to in effect allay ny concerns that we are

not getting green space.

r oof ?

pl an.

the terraces,

second fl oor

terraces.

terraces, whi

VWhat is the drainage situation on the

THE WTNESS: Let ne get to the roof

CHAI RVAN AIBEL: No. | amtal king on

Fr ank.

THE WTNESS: Oh, ny apologies. On the

terraces?

CHAI RMAN Al BEL: The second fl oor

MR. MATULE: Z-6.
THE WTNESS: So these private

ch are 15 feet, our thought was as

shown to have them areas that are accessible from
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and owned by, if these are condos, or used by, if
they are rentals, these two rear units. W can
certainly provide nore green here.

This is going to be a rather dark
space, and we recognize it, and we al so under st ood
that with this wall at 60 feet, kind of -- it's a
very difficult position here, because we really need
a building to be 60 feet, which is one of the
reasons this ordinance is witten for 60 feet, well,
or a corridor.

Under st andi ng your point, we are
showi ng sone green at the perineter. W can
i ntroduce nore green.

CHAI RVAN AIBEL: | guess | would just
encour age whatever you could do to nmake it nore
gr een.

THE WTNESS: Yes. | understand that,
and | think we can address it.

(Comm ssi oners tal king at once.)

CHAl RVAN Al BEL:  Yes.

Cact us things.

(Laught er)

Anyt hi ng el se, Board nenbers?

Pr of essi onal s?

MR. MARSDEN: | have a quick question.
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Apparently | just sawit, is the
| ocation in your handi capped parking spot is not
cl osest to the nearest ADA access. | would like you
to just nove the handi capped space next to the
el evat or.

Do you see where the handi capped space
i s?

THE WTNESS: |I'mtrying to find the
proper draw ng.

MR. MATULE: Z-3.

THE WTNESS. Yes, here we go.

MR. MARSDEN: It should be close to the

el evat or.
THE WTNESS: CQur | obby is here.
MS. BANYRA: It should be right there.
MR. MARSDEN: That is where it should
be.

THE WTNESS:. | have no problem
changi ng t hat.

MR. MARSDEN: And the other question
is: |If you extend that rear yard back to 15 feet,
back under there, wouldn't it be covered by the
terrace directly above it?

THE WTNESS: Well, | think the point

is, there wouldn't be a terrace above it.
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THE WTNESS: Ckay. That is what | --

CHAI RVAN Al BEL: Ei |l een, anyt hi ng?

MS. BANYRA:  Yes.

M. Mnervini, | wanted to ask you
about the -- if there is an easenent or a
ri ght-of-way, what's going on in the adjacent
property to the south I guess?

THE WTNESS: |'m not aware of any
easenment. M. WMatul e could probably answer that.

M5. BANYRA: The survey shows riparian
land, and it al so shows an access easenent, so can
you just describe what is happening there?

MR. MATULE: As | understand it, that
access easenent is being termnated as far as the
riparian |l ands, and the property owner is getting a
grant fromthe state.

M5. BANYRA: And is that a typica
thing to get?

MR. MATULE: Yes. There is a process

where there is actually a tides |land council, where

132

you have to get a special appraiser, and they figure

out what percentage of the land is covered by the
claim and then they cone back to you with a nunber.
M5. BANYRA: So that would be a

third-party approval post approval, how does that
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wor k?

MR. MATULE: Well, just to be clear,
the applicant is a contract purchaser. So that is
sonet hing that the current property owner, | would
t hi nk, woul d be doing as part of the --

(People in the audience talking.)

UNI DENTI FI ED VO CE FROM THE AUDI ENCE:
We have approval fromthe State of New Jersey.

MR. MATULE: Cxay.

M. Gaziano is the attorney for the
current property owner, so | think he would be a
better person to answer that question. So if |
could just have himidentify hinself for the record,
and | don't know if you want himsworn, and he could
answer the question.

CHAI RVAN Al BEL: Wy don't you cone up
and answer the question?

Your name and address for the record,
pl ease.

MR. GRAZI ANO  Good eveni ng.

Al exander J. Graziano, Verona, New
Jersey, attorney for the property owners of 722-730
Jefferson Street, Janes Vilano and Joseph Vil ano.

MS. BANYRA: So ny question was

relative to Lot 25, and it says basically that there
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is an easenent as indicated on the survey, and it
al so indicates that there is sone kind of riparian
rights.

So ny points 9 and 10 in ny report, so,
you know, it seens to ne in the past we have had
information presented or sone kind of release of an
easenent or whatever provided to the Board or to the
attorney for their review

MR, GRAZI ANO.  Yes.

W have engaged the services --
actual ly back in Novenber of 2013, we engaged the
servi ces of Edward Eastman of | believe Freehol d,
New Jersey, who is a riparian expert, and he
successfully obtained a rel ease of the riparian
clainms of the State of New Jersey.

We have settled on an anount to pay to
the State of New Jersey, and we are awaiting M.
Eastman's final instructions to actually pay that
anount over to the State.

W are awaiting -- it was approved at a
meeting this past October by the State of New
Jersey, and we are just awaiting M. Eastnan's
instructions as to when we should pay the settl enent
anount over to the State.

M5. BANYRA: (Ckay. So that's the
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riparian.

What about the access easenent?

MR. GRAZI ANO. The access easenent is
actually, ladies and gentlenen, not an easenent at
all. 1 have conducted extensive research on it, and
it is my opinionthat it is a |icense.

M5. BANYRA: So | nean, | amnot --
Jeff, maybe you can kind of weigh in on that. You
know, we have a |icensed professional surveyor --

MR. MATULE: It says "possible
easenent. "

BANYRA: Ch, possible easenent.
MARSDEN:  Possi bl e.

BANYRA: Ckay. Gotcha.

2 5 3 B

GRAZI ANO And | have spoken to the
surveyor about it, and that was actually the
begi nning of nmy research, and actually | was in
touch with M. Matule and the applicant's
transacti onal counsel regarding that and the title
i nsurance conpany, and everybody is of the opinion
that it is a license, which as the Board knows, can
be term nated rather than an easenent, which would
create rights running with the | and.

M5. BANYRA: (Ckay. So | nean, | guess

that | would recommend that that infornmation be
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provi ded to our counsel, so that they can reviewit,

you know, post approval, whatever, but that probably

should be in the file.

MR. GRAZIANO | will provide it to M.

Mat ul e, who could then pass it onto the Board.

M5. BANYRA: G eat, great.

Then, M. Matule, going back to again

that property next door, there is a garage. | don't

know i f it

s for you or M. Mnervini. There is a

frame garage next door, right?

line.

MR. MATULE: Up on the front property

M5. BANYRA: Yeah.

So can you just describe what is

happeni ng on that property next door?

THE W TNESS: In terns of its

construction?

MS. BANYRA: Does that garage rel ative

to what -- is there a house that that is tied to?
Is it a -- | just don't renenber what.

UNI DENTI FI ED VO CE FROM THE AUDI ENCE:
| don't know what they are tal king about. It takes
so | ong.

under st and,

THE WTNESS: M. Banyra, so

this is the garage you're tal king about,
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the one that borders on our southern property edge.

MS. BANYRA:  Yes.

THE WTNESS: It is a one-story garage
| don't know what it is used for.

M5. BANYRA: Is it a commercial garage?

(Counsel confers)

THE WTNESS: | could find out fromthe
property owners what it is used for, if anything,
NOW.

M5. BANYRA: (Ckay.

| guess, you know, we are talking about
open space and trying to get back the, you know, the
donut, and whether it is usable and Iight and all of
that other stuff, and I amjust wondering in terns
of creating green space, you know, if there is a
better alternative to -- you know, it appears that
you have a one-story garage there.

We don't know what is going to happen
on that property adjacent to it, because that
obviously will be redevel oped at sone point, a
two-story stucco in the back.

But, you know, as everybody is
redesi gning green space, | amnot sure that, you
know, I amnot sure -- hypothetically maybe it is

better to cut off the southern half of the building
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and create a | onger green space yard as opposed to,
you know -- | hate to kind of be redesigning on the
fly, but, you know --

THE WTNESS: Which is what | think we
may be proposing in our discussions that we had with
a few of the Conmm ssioners.

However, just to answer the initial
guestion, | recall nowthis garage is for this
two-story residential house, which is kind of an odd
condition on the back on the property line. They
are on the sane parcel. You can see they kind of
run over each ot her

M5. BANYRA: (Ckay. | think that is
all, M. A bel.

CHAI RVAN Al BEL: The stair bul khead on
the roof is nine feet?

THE WTNESS: And as | nentioned when
was describing it, we learned that the construction
code allows us to make it seven and a half feet.

CHAI RVAN Al BEL:  Ckay.

THE WTNESS: So just as in the
previous project, all of our bul kheads from now on
will be at that height.

CHAI RVAN AIBEL: You will be able to

soften the side?
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THE WTNESS: | think that is a fair
question as well. W can provide sone kind of green
roof section -- pardon nme -- not green roof -- green

wal | section for any of the bul kheads that extend
nore than four feet. | don't think they make nuch
sense for the el evator bul kheads, which are | ower,
but for the stair bul kheads, certainly.

CHAIl RVAN AIBEL: Yes. | would be
concerned about the sight |ines from Madi son | ooki ng
back at the building.

THE WTNESS: Well, yes. The first 75
feet there is no sight line from Madi son -- actually
nore than that, because that is the adjacent
bui l ding that L's around us.

| found a better drawi ng, Sheet Z-1,

CHAI RMAN Al BEL: So the --

THE WTNESS: -- this is the adjacent
building, so it takes up the first 75 feet of our
property.

CHAI RVAN AIBEL: So is the stair
bul khead in --

THE WTNESS: There are a few, because
there is one here for a stair, and there's one here

for a stair, and there's an elevator in the m ddl e,
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so these two of the common stairs are covered in
essence by this building, if you are |looking at it
from Madi son Street.

CHAI RVAN Al BEL:  Ckay. And - -

THE WTNESS: If | go to the roof plan,
whi ch woul d be Sheet Z-8, we have this bul khead,
which is the only one that woul d be seen from
Madi son Street, and | can, as described, drop that
down.

CHAI RVAN Al BEL: Ckay. And soften it?

THE WTNESS:. And soften it, yes,
sorry.

CHAI RVAN Al BEL:  Ckay.

Anyt hi ng el se?

COW SSI ONER BRANCI FORTE: Wl |, did we
speak to the height?

| may have m ssed this about the fifth
floor.

Frank, why is it necessary to have a
fifth floor at all?

THE W TNESS: Necessary?

COW SSI ONER BRANCI FORTE:  What is the
purpose architecturally, or does it help --

THE WTNESS: Architecturally, if you

speak to the architecture first, at 125 feet the
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proportions are certainly better at five floors, but
| understand that that is not really this Board's
concern. But as an architect, proportions work
better.

Neverthel ess, for us it allows -- we
have a reduction in density by one unit, but it
allows those 15 units that we are proposing to be
slightly bigger and our --

COVWM SSI ONER BRANCI FORTE:  So ri ght

now - -
THE WTNESS: -- sorry --
COW SSI ONER BRANCI FORTE:  -- sorry, go
ahead.
THE WTNESS: -- our thinking was,

agai n, because of what is behind us, the inpact is
really mnimal of a five-story building, which again
is set back ten feet off the property |line, front
property line, considering the context behind you
and considering the context directly to our north,
which is six stories. To our east are five and
si x-story buil di ngs.

As we go down the street, other than
there is one five-story and then there's the St
Ann's Church, which is a bit taller, so it is not

out of context we don't think.
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COW SSI ONER BRANCI FORTE:  Yeah. Wl |
| "' mwondering how many of those five-story buil dings
and si x-story buildings are you tal king about have
been built w th variances.

THE WTNESS: | don't know the answer

M5. BANYRA: |If your testinony was in
the last ten years, so then all of them

THE WTNESS: They were all certainly
wWithin the |ast ten years.

M5. BANYRA: If they were built in the
| ast ten years, then the zoning doesn't allow for
that, and then they all had to be built wth a
vari ance.

COWM SSI ONER MARSH:  Unl ess they were
in a redevel opnent zone.

M5. BANYRA: But it's not a
redevel opnent zone.

COW SSI ONER MARSH:  Ch, |'msorry.

The one that way is.

COM SSI ONER MURPHY: Wi ch one?

COWM SSI ONER BRANCI FORTE:  So what
happens if you lose the fifth floor, you are saying
architecturally, it |ooks kind of squat, | guess?

THE WTNESS: That's ny opinion, yes.

Agai n, contextually, and the fifth
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fl oor makes sense, so that woul d be three reasons
for it.

COW SSI ONER BRANCI FORTE:  Cot cha.

CHAI RVAN AIBEL: D d you describe the
street inprovenents?

THE WTNESS: | may have forgotten
Just in case, |I'lIl go over it again.

New si dewal k, of course, new curbing,
and street trees, and | wll go to the proper floor
plan, Z-3. So this entire section is to be
repaired -- not repaired -- replaced with concrete.

Currently there are two depressed
sidewal k areas for the exits of the existing garage,
so we wll be renoving two of them and introducing
one, so we wll gain back one parking space on the
street.

There wll be a small planter as
described in our details here to soften the front
face of the building, where the building neets the
si dewal k, and four street trees.

CHAI RVAN Al BEL: Anyt hing el se?

COW SSI ONER BRANCI FORTE:  Wel 1, just
one quick thing. I'msorry, Jim

Now | ' m confused, because we are

setting back the fifth floor ten feet --
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THE W TNESS:  Yes.

COW SSI ONER BRANCI FORTE:  -- so you
won't be able to see it fromthe street. So from
the street it is going to look like a four-story
bui | di ng anyway.

THE WII NESS: M testinony was based on
the sight line diagram that fromdirectly across
the street, you won't see it, and that is the reason
for the setback.

O her portions of the street, you
certainly will see it, and | did say that. | am
certainly acknow edging that that fifth floor is not
going to be invisible.

Fromdirectly across the street, as the
di agram shows, it is invisible.

COW SSI ONER BRANCI FORTE:  Yeah,
because it kind of contradicts what you just said |
t hi nk, where you're saying, no, you need the fifth
story, so the building |l ooks architecturally good,
pl easant, pleasing --

THE WTNESS: As | said --

COW SSI ONER BRANCI FORTE: -- and at
the sane tine, you are saying, no, it is going to
actually be a four-story building when you | ook at

it fromacross the street.
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THE WII NESS: No. That is sort of what
| said, but not exactly.

VWat | said was the fifth floor setback
IS in response to what we understand the Zoning
Board wants, and we've experienced on previous
proj ects.

In terns of pure architectural scale,
it is certainly better at five feet -- 50 feet and
five stories.

Dol think it would be better, if we
noved that front wall up?

Probably, but this is kind of a
conprom se in terns of pure architecture, but | am
not here describing the building for pure
architecture. W don't design out of context with
any zoning code or context. W have to design
within that to a point, and where we don't, we are
asking for a variance.

COWM SSI ONER BRANCI FORTE: Ckay. Now |
amnore | ost than before.

THE W TNESS: The buil ding can be
designed at three stories. It can be designed at
four stories. It can be designed at five stories.

What you had asked specifically, what

did | think about the architect.
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| said it was ny opinion, that
certainly the proportions work better with a taller
bui l ding considering it's 125 feet. That's all.

COW SSI ONER BRANCI FORTE:  The hei ght
of the building is kind of going to be hidden when
you set back the top ten feet --

THE WTNESS: Froma particul ar
perspective, and after | pointed that perspective

out, which is the one we often tal k about across the

street --
COWM SSI ONER BRANCI FORTE:  Ri ght .
THE WTNESS:. -- from anywhere el se,
you're still going to see it, and we understand

that, and | am acknow edgi ng that you wll see it.
However, fromthe first 64 feet from
the north to the south, you won't see it, because
there is a building of 50 feet in height there,
anot her reason why we nmatched it.
COW SSI ONER FI SHER  Hum | have one.
CHAI RVAN Al BEL: Go ahead.
COW SSI ONER FISHER:  On the planters
in front of the building, on Z-3, about how deep are
t hey?
THE WTNESS: Two feet is the standard

|'ve got a detail shown on the | andscaping plan --
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COW SSI ONER FI SHER:  And how wide is
t he actual sidewal k?

THE WTNESS: The sidewal k, | believe,
is 16 feet, yes.

It is not sonething that | think the
devel opers have to have. W think it is a nice
addition, and it does soften that building to the
si dewal k connection. Like we are still maintaining
t he 14-foot sidewal k.

COWM SSI ONER FI SHER Do we approve
this or does the Council?

(Comm ssi oners confer.)

THE REPORTER:. Is this on the record or
not ?

COW SSI ONER FI SHER  Yes, sorry.

Do we approve those?

My apologies. O is this --

THE WTNESS: The Gty Council wll
approve those.

COW SSI ONER FI SHER  They wi || approve

THE W TNESS: Anything past that front
property line, we are required then with the bay
extension or stoops and stairs, City Counci

approve.
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COW SSI ONER FI SHER  Ckay.

CHAI RVAN Al BEL: Anyt hi ng el se?

COW SSI ONER GRANA: | just have one.

CHAI RVMAN Al BEL: Go ahead.

COW SSI ONER GRANA:  Thank you, Jim

There is a facade variance here.
don't know what you said or something -- is there a
particular reason in this particular case to think
that that variance is appropriate in the design?

THE WTNESS: Well, as | discussed with
this Board, our opinion as architects in Mnervin
Vandermark is that a building should be of its day.
It shouldn't be -- it should be a nodern buil di ng.
so therefore, that tends to nove us away from pure
masonry, and | think that the actual ordi nance was
designed with that in m nd.

So what we have done is we have used
nodern materials. W still use brick to tie it back
in a particular way, in a small way, to what the
tradition is in residential construction, but we
really require in the variance for this portion that
is that set back, alum num --

COW SSI ONER GRANA: Do you believe --
t hank you.

Do you believe there is any consistent
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architectural thene in that bl ock or nei ghborhood as
it exists today?

THE WTNESS: M opinion is no. The
ot her new building is one we designed, which is
consistent with this.

COW SSI ONER GRANA:  Thank you, Chair.

CHAI RVMAN Al BEL: Let nme open it up to
the public. Questions for M. Mnervini.

Anybody wi sh to question the architect,
pl ease cone forward and state your nane and address.

MR. TURNER. Cay Turner, 711 Jefferson
Street.

CHAI RMAN Al BEL: Thank you.

MR. TURNER |Is the setback for the
fifth floor, that is going to result in ten feet of
space?

THE W TNESS: Yes.

MR. TURNER WII| that be accessible as
a deck to the fifth floor resident?

THE WTNESS: | will pull the plan to
describe it to you.

MR. TURNER. You will be able to see
t hose peopl e down the street.

THE WTNESS: We are proposing that to

be out door space accessible fromthese two
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apart nments.

MR. TURNER. So that's living space?

THE WTNESS: Living space, and this is
out door space.

There is, and I will go back to the
sight line diagram a parapet there, which would be
of railing height.

Just a second -- here.

So from across the street at ground
level, and this is the drawing that | just discussed
wth M. Branciforte, there is a four-foot parapet,
so if sonmebody is standing here, you would see just
this section of it. It is --

MR. TURNER. A good thing --

THE WTNESS: -- a portion conceal ed.

MR. TURNER: kay. | |ike your green
Magi c Marker. That's perfect for St. Patrick's Day.

(Laught er)

THE WTNESS: On which we will be here.

MR. TURNER. Yes. It will be great.

CHAI RVAN Al BEL: Thank you.

Anybody el se?

Pl ease cone forward.

M5. LAWRENCE: My nane is Susan

Lawrence. | live at 716 Jefferson, and ny house is
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a two-story. It's a single-famly hone.

| have lived in Hoboken 30 years, been
a resident and paid property taxes for 30 years.

It was nmy understandi ng that ordi nances
were part of the plan. They were good for the
public benefit and not to be changed based on
est heti cs.

So this is ny first neeting, but I
understood that in the master plan that these
ordi nances were set for our benefit, and in order to
apply for a variance, you had to show hardshi p and
reasonabl e return on your investnent, but | have not
heard that tonight, and | amso surprised. It is ny
first nmeeting and --

THE WTNESS: Wich is three stories by
the way, not two --

M5. LAWRENCE: -- but, you know --

(Peopl e tal king at once.)

CHAl RVAN Al BEL: Ckay. But we need --

M5. LAVWRENCE: -- and all of this work,
SO -- I'msorry --
CHAI RMAN Al BEL: -- that is good

commentary for later on, but ask a question.
M5. LAWRENCE: | am

So I am | earning.
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It's just that the bays are in public
right-of-way and the canopy is projecting 24 feet --
THE WIlI NESS: | nches.

M5. LAWRENCE: -- inches? Oh, ny CGod.

(Laught er)

M5. LAWVRENCE: | was |ike how can it be
24 feet, so that goes to Cty Council.

THE W TNESS:  Yes.

M5. LAWRENCE: |s this correct, that
Unit 5 has three bal conies and a staircase to a
private roof deck -- oh, you neant Unit 5C --

THE WIITNESS: | think that is just the
way the graphics are shown --

M5. LAWRENCE: | am having a hard tine.

THE WTNESS: -- the intention is not

to have that. Let nme go back to the property fl oor

pl an.

Yes. Wiat that should showis the
bal cony below. That's not -- we are only
proposing -- I'msorry, you're correct, that is a

drafting error. These two small ones should not be
t here.
M5. LAWRENCE: Yeah.

THE WTNESS: What the plan is neant to
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show are below it, but the note should have read

"bal coni es below,” and |I woul d absol utely correct

t hat .

M5. LAVWRENCE: And the planner is not
her e?

CHAI RVAN Al BEL: The planner will be
next. You will have a chance for him

M5. LAWRENCE: Okay.

CHAI RVAN Al BEL: Thank you.

Anybody el se fromthe public?

Pl ease cone forward, state your nane
and address for the record.

MR. CHTTUM David Chittum 725
Jefferson

THE REPORTER. |'msorry. How do you
spell your |ast nane?

MR. CHTTUM Ch-i-t-t-u-m

| just wanted to point out, you were
saying that the building across the street was |ess
than ten years old. | don't know how that affects
the zoni ng, because you guys were saying certain
t hi ngs happened. It is a 2002 building, so | just
wanted to bring that out.

THE WTNESS: More than 13 years ol d,

but that wouldn't change the ordinance | don't
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t hi nk.

MR. CH TTUM

Ckay. Then you nentioned

a doubl e corridor or sonething doubled, and you said

it very quickly about four
what ?

THE W TNESS:
and in planning --

MR. CH TTUM

THE W TNESS:
corridor --

MR. CH TTUM
corridor?

THE W TNESS:

MR. CH TTUM
wal kways or you're talking

THE W TNESS:
nore easily --

MR. CH TTUM

THE W TNESS:

or five times, doubled

Doubl e-| oaded corri dor,

And the second word --

-- doubl e- | oaded

-- doubl e- | oaded

What that sinply nmeans --

You' re tal ki ng about

about - -
| will explainit to you
The garage --

-- no, not the garage.

The garage, that sane context applies,

but | was speaking specifically as it relates to the

depth of the building at 60 feet. So a

doubl e-| oaded corridor sinply is, this is the

essential spine of the building, and because our

property is in this case longitudinal, it is wder

154
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than it is deeper, the buildings are oriented this
way, our corridor which serves all of the
requirenents is at this axis. That is our
doubl e-| oaded corridor neaning it is |oaded from
that side to access and this side.

My point was for that to work, 60 feet
i's your mninmm di mension.

MR. CH TTUM \When you were sayi ng 60
feet on 75 foot lots, that is 60 feet at the base or
that is 60 feet above the garage?

THE WTNESS:. 75 feet at the ground
| evel. Qur thought there is that there is a blank
wal | anyway, so our ground floor would neet that
bl ank wall, which is the building on the corner of
Madi son and 8th. The one that | described was a
rehab, or actually a conversion of an industrial
bui | di ng.

Once you get to floors two, three, four
and five, this applies, the 60 feet. There is a 15
foot di nension between the edge of our building and
t he bl ank wall .

MR. CHTTUM So parking is full ot
cover age --

THE WTNESS: In that area.

MR CH TTUM -- and that 15 foot
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set back, which is X --

THE W TNESS:  Yes.

MR. CH TTUM CQutdoor space.

THE W TNESS: Qutdoor space.

UNI DENTI FI ED VO CE FROM THE AUDI ENCE:
It's a one-story, not for each floor.

CHAI RMAN Al BEL: Well, you have to cone
up and talk to us.

Anybody el se?

COW SSI ONER COHEN:  Motion to cl ose
the public portion for this wtness.

CHAI RVAN Al BEL: Can | have a second?

COW SSI ONER MC ANUFF:  Second.

COW SSI ONER GRANA:  Second.

CHAI RVAN AIBEL: Al in favor?

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

CHAI RVAN Al BEL: Thank you.

MR. MATULE: Al right, M. Kolling.

MR. GLEASON: Do you swear or affirm
that the testinony you' re about to give is the
truth, the whole truth, and nothing but the truth?

MR. KOLLING Yes, | do.
EDWARD KOLLI NG having been duly

sworn, testified as foll ows:
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MR. GLEASON. Can you pl ease state your
full name and spell your |ast nane for the record?

THE WTNESS: Edward Kol ling
K-o-1-1-i-n-g.

MR. GLEASON. | take it, we accept M.
Kol ling's credential s?

CHAl RVAN Al BEL: W do.

THE W TNESS: Thank you

MR. MATULE: Thank you, M. Chairnman.

M. Kolling, you are famliar with the
zoni ng ordinance and the naster plan of the Cty of
Hoboken?

THE WTNESS: Yes, | am

MR. MATULE: You are famliar with the
site and the surroundi ng area?

THE W TNESS:  Yes.

MR. MATULE: And you prepared a
pl anner's report, dated August 22nd.

Just for the record, | think it is
dated August 22nd, 2012, but it really was prepared
on August 22nd, 2014, correct?

THE W TNESS: 2014, yes.

MR. MATULE: And in support of the
requested variance relief?

THE W TNESS: Yes.

157
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MR. MATULE: Could you go through your
report for the benefit of the Board and the nenbers
of the public, who m ght be here, and give us your
pr of essi onal opi nion regardi ng the requested
variance relief?

THE WTNESS: Well, | think Frank's
al ready presented the property's location. W know
where it lies along Jefferson Street and the
property description. It is sonewhat irregular and
somewhat unique in that a portion of the property is
only 75 feet deep, and a portion is a hundred feet
deep.

The portion that is 75 feet adjoins an
exi sting building that has been there for a |ong
time. As Frank nentioned, it was a conversion from
an industrial structure, so it is inpossible really
to extend those 75 foot |ots any deeper, because it
is not just that one building, or that portion of
the building. It is actually connected with the
whol e corner. | think there's sonmething |Iike 30
units in that structure.

The proposed devel opnent will denolish
the existing structures that are on there, on the
site now, and replace it with a five-story buil di ng,

as Frank has descri bed.
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The buildings that are on there are
nonconform ng. They are comrercial structures, a
war ehouse, there is a house of worship, although in
the tax records, | believe it is |isted as a shed,
and it is conmmercial, so at sonewhere along the line
it got converted, so those are all going to be taken
out, and it is pretty nuch a hundred percent paved
as wel | .

And, as you know, as Frank was | ust
descri bing, the proposed devel opnent wll replace
sonme of that pavenent with a | andscaped rear yard,
and he nentioned that the portion on the hundred
foot lots will actually be extended to 40 feet deep
so that really sort of recreates that portion of the
donut .

On the 75 foot portion, we are seeking
t he hundred percent coverage at the ground or the
first level only, and that is because to | eave | ust
a small area back there really would be dead space
anyway.

The idea is that even the extra
drai nage that is there would not have to go into say
ground water recharge, but also go into the
detention basin, so there really should be no

detrinment for the coverage especially considering
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the site is a hundred percent cover today.

The surroundi ng area, you heard Frank
describe it. There are a lot of buildings that are
four, five, six stories, even the four-story
bui l dings |ike adjacent to us are even taller than
what we are proposing, so again, | would agree we
are not out of context with what is in the area.

W are in the R2 district, and the
pur poses of the district is to facilitate the
conversion of nonresidential to residential space
and to otherwi se reinforce the residentia
characteristics of this district by restricting uses
and structures not conpatible wth district
obj ectives, so what we are actually proposing here
is conpletely consistent with that.

We are taking out vacant |and, and
we're taking out commercial structures. W're
t aki ng out a warehouse, which are nonresidential and
nonconform ng and replacing themw th a residential
use, so | think we neet the intent and purpose of
the zone plan in that regard.

Qur variances, as you heard, are for
height. W are going 50 feet and five stories
versus the 40 feet and four stories.

| will get into the rationale for these
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vari ances | ater.

Lot coverage, as you know, is 60
percent. W are |looking at 70 percent for the upper
floors. W did have 88 percent. | don't know what
the new | ot coverage will be, but it certainly wll
be reduced fromthat based on Frank's suggestion of
maki ng the nodifications.

The rear yard, we will now conform on
the two lots to the south, and on the lots to the
north, of course, we have zero for the ground fl oor
and 15 feet for the upper floors versus 30 feet
proposed. So at 40 feet on the other two lots, the
hundred feet deep lots, and zero on the three
northern |l ots above the ground floor, we are at 15
feet on those upper lots as well.

Roof coverage, you have | think close
to 50 percent |ot coverage, and then, of course,
there's the facade material variance.

In ternms of the master plan, and where
| think that we do conformtal ks about pronoting
capability in scale, density and in orientation
bet ween t he new and exi sting devel opnent.

| think a five-story building is a
conparabl e scale to the other buildings in the area.

Certainly this building is smaller. There are also
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sone that are taller, and we are within the
permtted density, so we are certainly conpatible
with the required or permtted density.

One of the other requirenents or
suggestions is to continue to hide parking on the
ground | evel of buildings by allowing us to extend
the ground floor. W are able to also hide the
par ki ng under there, and | think we can do that
wi t hout having any detrinental inpact because of the
uni que situation of having this five-story bl ank
wall directly behind us, so | think we can neet that
recommendati on as wel .

Anot her one is to provide open space on
the interior blocks by providing and protecting rear
yards.

The current uses really don't have any
real rear yard. They are not set all the way to the
back, but it's used for parking and paving and et
cetera. So by creating that 40 by 50 foot area in
our southern lots, | think we are beginning to
recreate the green donut, as we call it, in that
area, and not providing it in that other narrow
strip | don't think creates any detrinent because of
the unique situation of the way that |arger building

kind of juts into where our |ot would have been, had
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t hat buil ding not been there, and then require rear
yard trees where possible.

W will be able to provide |andscaping
and trees in that new area.

We are al so providing additional street
trees, which cones under the street scape design
section.

In the housing el enent of the master
pl an, we all have seen many tines the discussion of
providing larger units for famly housing,
famly-friendly type of units, providing a quality
housi ng nodel, which woul d suggest providing |arger
units as well, and that sort of thing, and that is
what these 15 units are.

They are all three-bedroomunits, and
that also goes to the rationale for the added fl oor
By adding the floor, we can provide the larger units
because of the additional floor area.

As | mentioned, we do neet the density,
so the | arger added floor doesn't provide any
addi tional density or intensity of devel opnent in
essence, so | think in that case you woul d have a
benefit without really any substantial detrinent
based on the way that Frank has described the

set backs and how the buil ding has been desi gned.
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Also, the building is a green buil ding.
There are car chargers in place. There's storage
for bicycles. There's a green roof. There's ground
wat er detention. There is all of the other high
efficiency appliances and things |like that, that you
heard di scussed by M. M nervini

So I think, in essence, we have net
many of the recommendati ons of the master plan, and
that we can do it w thout any substantial detrinent.

The uses are permtted within the R2
zoning district. The uses are residential,
permtted use, and parking as a permtted accessory
use, so we don't need really a use variance either.

So in terns of the height variance, |
think that we -- the height variance is justified
because it allows for the provision of the |arger
units, which is part of the recommendations of the
master plan. | think it is justified in the overal
i npact of this project, which renoves these
nonconf orm ng, nonresidential uses and provides
residential housing in a residential area, which is
consistent wwth the R2 zone's intent and purpose.

| think that there is really no
detrinment to providing this additional floor because

of the character of the area, the five and six-story
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bui | di ngs across the street, the taller buildings
directly behind us and adj acent to us.

Directly across, | guess that is 8th
Street to the north, there are six-story buil dings,
which | believe are in the Northwest Redevel opnent
Plan. They are there because they are permtted.

So | think in terns of their character,
we are consistent with that, and therefore, would
not have any substantial detrinment to the general
wel fare or public good or the character of the area.

Also, | think we are consistent with
the master plan in terns of pronoting conpatibility
in scale, density and design in that regard.

Lot coverage, we have a situation here,
where we have a hardship in that this is a
preexisting lot that cannot be expanded because of
the character or the use of the adjacent property.

So as Frank was descri bing, when you
devel op a pretty standard 60 foot wi de 50 foot deep
bui | di ng, which woul d conformon any other |ot, we
automatically go over the coverage requirenent, so
there is a hardship in that regard.

There is also | think a benefit in

165

granting the variance, because what we will be doing

IS renoving sone ot her |ot coverage, sone other
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i npervious surface, so that now the area by the
hundred foot lot that will have a 40 foot depth,
that will no |longer be covered either by buil dings
or inpervious surface, so | think you both have the
hardship and benefit granting the | ot coverage.

Also, it does permt us to neet the
reconmendati on of the master plan to hide the
parking within the structure, and the deck over the
structure will therefore be used as a terrace, which
coul d be | andscaped, and it could be really an
esthetic inprovenent in the area as well.

In terns of the front yard, the current
front yard for the existing buildings is zero. Just
about every building on that bl ock except for the
smal l er home that sets further back along the
property lines is consistent with many sections of
Hoboken, so | think in providing the zero front
yard, | think it is a better approach to design.

| think again in general, the benefits
of this project in renoving those nonconform ng uses
and replacing it with this nmuch nore esthetically
pl easi ng residential building has a substanti al
benefit, and again, in that regard then the benefits
out wei gh the detrinments.

The rear yard is very simlar in terns
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of the lot coverage in terns of the argunents.

We actually conformw th the lots and
exceed the requirenents in terns of the | ocations,
where the lots are a hundred feet deep, but we are
at 75 feet deep. That depth requires therefore a
vari ance because we are keeping the building of a
consi stent depth. This provides for a nore
efficient use of the land, and I think is a nore
practical and appropriate approach to devel opnent,
so | think the rear yard variance can be granted for
that hardship, and | think also we do have, again,
the benefits that cone inherent with the overal
devel opnent .

There is one of the purposes of zoning
in the Minicipal Land Use Law, Sub Paragraph M
whi ch says one of the purposes is to encourage the
coordi nation of various public and private
procedures and activities, shaping | and devel opnent
wth a view of | essening the cost of such
devel opnent and to the nore efficient use of the
| and.

As Frank pointed out, it would be a
very inefficient developnent to try to shrink the
building to |l ess than 60 feet. Doubl e-I oaded

corridors are really the way to construct
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efficiently and effectively, so |l think this is a
better approach.

Roof coverage: The primary cause is
the need for this variance is the outdoor living
space. As Frank nentioned, it has been set toward
the end center of the building. It is distant from
the edges. It should have very little inpact. It
al so provides for outdoor |iving space, which
enhances the famly-friendly aspects of the units,
so | think that variance can be granted because it
pronotes those recomendati ons of the master plan,
and without really any detrinent, so we are in that
C2 criteria again.

Then in ternms of facade materials, the
zoni ng code states that the purpose of that section
is to encourage devel opnent of residential
bui | di ngs, which are synpathetic and conpatible with
t he dom nant Hoboken | ook in housing, which has been
identified as a mx of brick and brownstone,
characteristic townhouses wth small apartnent
buildings built in the late 19th and early 20th
centuri es.

Those buil ding often had stoops, fences
and bays, bay w ndows, et cetera. That is not the

character of this block. It is rather disparate.
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Again, a lot of the properties on these particul ar

| ots anyway are commercial properties. There's a
commerci al one on the corner, so you don't have that
same characteristic.

Also, it is difficult intrying to
i ncorporate stoops into an area |ike this, because,
especially post Sandy, all of the flood proofing and
things that have to occur. These properties are at
el evation five, so you have a stoop that woul d have
to go up to elevation 13. That is eight feet, and
it would be very difficult to do that.

So given the character, the disparate
character of this block and those hardshi ps caused
by topography, | don't think we would fit into that.
This is nore for in-fill on a nore consistent bl ock
and in fact, the master plan in other areas does
tal k about encouragi ng contenporary buil di ng designs
for new construction that conplinment Hoboken's
hi storic buildings without m mcking them and
think that is what Frank was trying to acconplish
her e.

So in conclusion, | think that we have
met the proofs for both the D6 variances and the C
vari ances under the C2 criteria. | think we also

advance ot her purposes of the Minicipal Land Use



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Edward Kol |'i ng 170

Law, including 2A, which tal ks about granting the
requested variance will guide the appropriate use
and devel opnent of this site in a manner to pronote
the general welfare, the revision of quality housing
for famly, as well as ADA accessible units and
replacing the commercial structures with
residenti al .

The project has a density that is
suitable for its location, consistent wwth the
zoni ng code, so that would go 40:55D 2(e).

The property has sufficient space in an
appropriate location for this kind of use, which is
2(g), and also the project pronotes a desirable and
vi sual environnent by renoving these rather
di | api dated and unsightly structures and repl acing
themwith a very attractive contenporary buil di ng,
whi ch goes to Paragraph 2(i).

So, again, in summary, | think we have
met the proofs for both the height and the C
vari ances.

MR. MATULE: M. Kolling, one question

If M. Mnervini were to testify that
the | ot coverage for the ground floor was reduced to
from88.2 percent to 81.1 percent, would your

opi nion or testinony be any different?
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THE WTNESS: Well, | think | tried to
i ncorporate that into the testinony.

No. | think that is one of the
i nprovenents that we were able to make tonight in
the presentation.

MR. MATULE: Thank you.

CHAl RVAN Al BEL: Board nenbers?

M. G ana?
COW SI ONER GRANA: | just want to be
clear. | should probably direct the question to M.

Kol I'i ng or maybe M. Matul e.

You testified that there is a hardship
relative to the irregular |ot.

THE W TNESS:  Yes.

COW SSI ONER GRANA:  That condition
exists on Lots 20, 21 and 22 because they are not a
standard | ot and dept h?

THE WTNESS: Correct.

COW SSI ONER GRANA:  And there was al so
a 50 foot wall, and that creates a hardship, and
therefore, we should grant what we wll call a
hundred percent of that |ot coverage, and that is
due specifically to the hardship?

THE WTNESS: Well, | think in terns of

the | ot coverage, the hundred percent -- the
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rationale for the hundred percent is both. It is
partly that, but of course, you could have a sinply
60 foot depth at that |evel, and you would have 15
f eet behi nd.

So the other aspect of it is that the
15 feet left behind really doesn't serve any real
pur pose, so therefore, it is not really serving the
purpose that it was intended to, and really woul d be
a better approach to allow us the construction of
the terraces there, because the ground | evel would
be usel ess anyway, and you get the benefit then of
providing a little additional parking and being able
to provide that anenity and provi de sone esthetics
at the upper level, so it is sort of a conbination
of the hardship and then the benefit outweighing the
detrinment for the ground floor only.

COWM SSI ONER GRANA:  Ckay. Fair
enough.

Then for Lots 23 and 24, we are tal king
about a hundred feet, and we're saying that hardship
does or doesn't exist?

THE WTNESS: That hardship does not
exist, and with this nodification that we nade
today, we actually kind of added sone space that

maybe nakes up a little bit or mtigates a bit for
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the space that we are asking you to grant a variance
for on the other |ots.

COW SSI ONER GRANA:  Thank you.

M. Matul e, you are suggesting that we
woul d actually change the depth of Lots 23 and 24 to
60 feet versus 75, is that correct?

MR. MATULE: Correct. Al of the way
up, top to bottom which would reduce the | ot
coverage for the base of the building to 81.1
percent as M. Mnervini calculated while M.

Kol I'i ng was testifying.

COW SSI ONER GRANA:  Thank you, M.
Mat ul e.

Thank you, Chair.

CHAl RVAN Al BEL: Let ne just quickly
coment on the issue of that alleyway, because | am
inclined to understand it as a hardship in this
case, but I amnot sure | agree that there is
anything that is per se bad about creating a green
all ey, and we have had ot her applications in which
we refused to allow a hundred percent | ot coverage
because we prefer a donut.

So, you know, the hardship is sonething
that | think is a nore appealing ground for ne.

Anybody el se want to nake a question
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before | continue ny coment?

COW SSI ONER BRANCI FORTE: | have a
guestion, but you can go ahead.

CHAI RVAN AIBEL: | will just finish up

My other comment, and | will nake it a
gquestion, but, you know, | am having trouble, and we
hear it all of the tinme that larger units, or the
master plan's comment about larger units is just not
a justification for gross adjustnents. You know, we
are here to adjust, not to nake gross changes in the
zoning, so | amnot sure. That to nme is the tai
waggi ng t he dog.

| wish there was a better connection
between the multiple variances that are being
requested than just the desire for |arger
apartnents, because at the end of the day, you
create |larger apartnents in a conform ng buil ding.
Is that correct?

THE WTNESS: You could. You could be
significantly under the density.

| think what you |l ook at in terns of
the zoning code is that there is a certain permtted
anmount of units that can be on the site.

So the assunption is or the presunption

is that that is the anbunt of units that the town
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woul d be | ooking for.

So if you were going to achieve the
full density or sonething close to it in a |esser
floor area, the units would therefore have to
shrink. So there is a bit of a disconnect between
the master plan and the zoning code, and |I know t hat
the zoni ng code has gone through sone nodifications,
but usually not in response to a master plan
reconmendation. In fact, | don't think it has ever
conme through a response for a recomendation in ny
menory. So it would be good, if that disconnect
woul d be taken out.

COW SSI ONER FI SHER:  Just foll owi ng up
with the Chairman's coments and what you just said,
if you look at this floor plan and say you were to
just take the top floor off, isn't there potentially
still a solution that involves at |east sone |arge
units?

Ri ght now you are presenting all |arge
units and asking for a height variance. So | ooking
at it and doing the quick math, is there, you know,
an opportunity to have just a fewless really |arge
units, but still have a few large units and not
require a height variance?

THE W TNESS: | don't think | could do
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that calculation on the fly nyself. It is probably
al so nore of an architectural question.

COWM SSI ONER BRANCI FORTE: My question
is actually nore for Ms. Banyra. |Is that all right?

CHAI RVAN Al BEL:  Yes.

COW SSI ONER BRANCI FORTE: | was
| ooki ng through the master plan right now, and
t hought | had seen sonewhere in the master plan that
it encourages m xed unit sizes in buildings.

Ar | wong on that?

M5. BANYRA: | don't renenber that,
John. At this nonent in tinme, | can't say that.

Did I include that in ny report?

COW SSI ONER BRANCI FORTE:  No. |
didn't see it in your report.

M5. BANYRA: | can't renenber that off
the top of ny head.

COW SSI ONER BRANCI FORTE: Do you have
Ms. Banyra's report in front of you?

M5. BANYRA: Just a comment relative to
t he nunber of units that are perm ssible.

So, you know, | think, you know, when
we | ook at density, you have to renenber the density
used to be divided by 550 -- 500 feet.

Then as the zoni ng changed and the
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stories changed, the area increases, so basically
when you read the density requirenents, it is a

m ni mum of 660 feet divided by lot area. It's not
i ke the maxi mum

So | think you have to take the density
thing. It is not mandating a certain nunber of
units. It's trying to -- | think it was trying to
bri dge what was and what was happeni ng i n changes.

So, you know, when M. Kolling's
testi nony was, you know, that it is belowthe
density, and, you know, we are encouraging a certain
density, | think like there is a maxi numthat they
really want, and then there's a mninmum/|lot area, so
| don't think you | ook at that density and say, you
know, the town was trying to encourage -- you know,
we are allowed 16, so we're not neeting, so there's
a disconnect. | don't think that that is
necessarily true.

You know, | think that you are | ooking
at this as a mninum |l ot area per unit, and you're
bri dgi ng what was and what's going to be, so |
sonewhat di sagree, you know, with his coment.

COW SSI ONER BRANCI FORTE:  So on Page 4
of the report about hal fway down, there is a

quot ation there, "Special reasons necessary."
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THE W TNESS: Yes.

COWM SSI ONER BRANCI FORTE: Can you read
t hat ?

THE W TNESS: The paragraph bel ow t hat?

COW SSI ONER BRANCI FORTE:  No. The
"Speci al reasons necessary."

THE W TNESS: Speci al reasons necessary
to establish a height variance nust be tailored to
t he purposes of inposing height restrictions in the
zoni ng ordi nance.

COW SSI ONER BRANCI FORTE: | mean, can
you give us an explanation of that, and explain why
the fifth story fits into your special reasons?

THE W TNESS: Yes.

As | was saying before, in terns of
density and in terns of the suggestion of the nmaster
pl an, one of the purposes of inposing a height
restriction is to have a certain floor area.

Qoviously, if you have a buil ding that
is 60 by a hundred, you are going to have a certain
floor area. Four stories is going to give you a
certain total floor area. That is going to give you
a certain floor area to be dedicated to unit count,
SO0 you can control intensity of the devel opnent,

i.e., density, along with the floor area by Iimting
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t he hei ght.

In this case there is also the
recommendati on of the master plan for allow ng or
suggesting the larger units, so | think you can vary
the height in this regard, and still in this
particul ar application achieve that purpose of
hei ght because the unit count is still remaining
bel ow t he maxi mum perm tted

COW SSI ONER BRANCI FORTE:  But it's
tal ki ng about sort of what Ms. Fisher was saying.
You know, you get rid of the fifth floor, the three
units on the fifth floor, can't you just incorporate
them on the second, third and fourth floors?

THE WTNESS: | guess you have to put
anot her unit on every floor, and they are all going
to shrink.

COWM SSI ONER BRANCI FORTE: | nean, is
that the worst thing in the worl d?

| nmean, you could still have decent
si zed apartnents.

VWhat is the detrinment of having
t hr ee- bedroomunits on the second floor, and
t hree-bedroomunits on the third floor, and then
having a m x of say two-bedroomunits on the fourth

fl oor?
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THE WTNESS: | don't know that you
woul d have those unit sizes. | can't really testify
to that, but the recommendation in the master
plan --

COW SSI ONER BRANCI FORTE:  |I's the
nei ghbor hood going to be hurt if you don't have
three-story -- three-bedroomunits on every floor,
including the fifth floor?

| mean, is it going to be a detrinent
to t he nei ghborhood?

THE WTNESS: | don't know if that is
part of the rationale or the proofs. There is
not -- it is not a detrinment. Sone other use m ght
not be a detrinment, but that doesn't nean this use
is not a benefit.

COW SSI ONER BRANCI FORTE:  Got cha.

COWM SSI ONER COHEN: | have a question.

CHAI RVAN Al BEL: Go ahead.

COW SSI ONER COHEN:  Just in ternms -- |
mean, in addition to the size of the units, isn't
there also context with respect to what is across
the street and on the nei ghboring property and the
hei ght of those buil di ngs?

THE WTNESS: Right. You especially

|l ook at that to see if there would be any
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detrinmental inpact caused by it. |In the context
across the street, it's six stories and five
stories. The context directly behind us is very
tall four-stories over 50 feet.

The context across 8th Street is six
stories, so |l think we fit in the context, and
t hi nk another thing that supports the height
variance is the size of this property. It's a large
property, so you can accommodate any of the negative
i npacts of height, which would be -- could be the
unit count or whatever, or the additional cars that
m ght be accommobdating | arger units, because you
have a large site to develop nore efficiently and
effectively.

COW SSI ONER COHEN: Now, the ot her
thing is, the property to the west that you said was
a four-story 50 foot height, that is built right up
to the property line that's sharing a property line
with this devel opnent --

THE WTNESS: The one directly to our
west, yes.

COW SSI ONER COHEN: Ri ght .

So | nmean, if you were a story | ower
than that, you basically would be |ooking right at

the white wall that is right behind that property,
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right?

THE WTNESS: That's a very |arge bl ank
wall right now It's totally exposed, but, yes.

COM SSI ONER COHEN:  And it's right on
t he hundred percent lot |ine?

THE W TNESS: Yes.

COWM SSI ONER COHEN:  Ckay.

COW SSI ONER GRANA: | just have one
nmore question. | just want to clarify, so
under st and your testinony.

You were indicating that reducing
height is a tool froma naster plan perspective to
potentially cap or reduce density, and since we are
actually lowering density in the property that
allows us to, in fact, add a fifth floor w thout any
negati ve i npact.

Did | understand the testinony
correctly?

THE W TNESS: Because in this
application, they are not asking for additional
density fromthat floor area. Rather, they are
going to take that floor area and incorporate it
into actually a slightly | esser nunber of units,
whi ch hel ps to achi eve the purpose or the

recommendati on of the master plan for the
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famly-friendly units.
COW SSI ONER BRANCI FORTE:  Thank you.

COW SSI ONER FI SHER©  Hum two

guesti ons.

CHAI RVMAN Al BEL: Go ahead.

COW SSI ONER FI SHER©  One is you tal ked
about how the area can -- the context of the area

supports a five-story, and you pointed to various
across the street, but everything to the south and
just to the north, and everything to the south is
significantly | ower, and the southwest is |ower, so
can you just tal k about bridging that?

| mean, we recognize that there are
sonme existing tall buildings, but there's also a
really lot of |ow buildings.

THE WTNESS:. Yes, and they seemto
occur on this side of the block as you go to the
sout h.

COW SSI ONER FI SHER  Yes.

THE WTNESS: To the west behind the
property, things are tall to the east in front of
the property, things are tall to the north, things
are tall,

So the other end of the block is really

nore the aberration than the norm Wen you get to
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the far south end of the block, there is one other
five-story building and then the church, but
everything in between, and | have to agree, they are
smal | er buildings, but they are nore the aberration.

COW SSI ONER FI SHER®  And | recogni ze
the ot is bigger, but with that in mnd with kind
of -- when you | ook at the street scape and you | ook
at the lower buildings, this is going to be kind of
just this big giant island in the mddle -- nostly
|l ow, although it will -- and even actually just kind
of comenti ng on what Comm ssi oner Cohen nenti oned,
this isn't going to abut that actual blank wall.

We are accepting the fact that this --
we are creating a gap between -- a 15 foot gap
except for the ground floor between the back of this
building and that wall, so we already accepted the
fact that soneone is going to be | ooking at that
flat gray wall. This isn't going to abut it.

So whether it's four or five stories,
and there is an extra strip at the top, that nobody
will directly look at it. It is so high out of
vi sion anyway, | alnost think it doesn't matter.

So you just have kind of this
freestandi ng island anongst all of these | ow

bui | di ngs.
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How does -- from a pl anni ng st andpoi nt,
how does that -- how does that -- how does that feel
to you?

THE WTNESS: Well, this property is
really, | would think, is the first one on that side

of the street that's really being redevel oped, so
even if it were a four-story building, it would be
the only one that woul d be there.

| think you have to anticipate that
gi ven the zoning and devel opnent that is now
occurring in the area, that over tine, that corner
property will be redevel oped with a building of
simlar scale, and then noving down the street
probably the sane things, because as | said, that
one bl ock seens to be the aberration in the area.

COW SSI ONER FI SHER:  Just so you know,
you are arguing agai nst yourself right now, because
what you are saying is we approve a five-story now,
and everything on that block turns five-story, which
is definitely what the --

THE WTNESS: |'mjust saying if you
were to develop with four-story buildings, they're
not going to be -- the two-story building is not
going to be forever.

COW SSI ONER FI SHER:  Yeah, of course.
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But the four-story is what the zoning is for the
ar ea.
So the question | think, as the
Chai rman poi nted out, are we approving sonet hi ng
t hat sonehow is consistently directionally changi ng

the fact of the zoning in the area, and that is a

concer n.
CHAI RVAN Al BEL: Wel | said.
COW SSI ONER BRANCI FORTE:  |'m sorry --
COW SSI ONER FI SHER  No. It's okay.

' m done.

COW SSI ONER BRANCI FORTE:  -- but that
goes along with what we al ways sai d about hei ght
creep.

You approve -- the Zoning Board, you
know, in 2008 approves a five-story building, and
then in 2015, soneone cones up in front of the Board
and says, Hey, that building next door is five
stories, you got to -- you got to let us be at five
stories, too, or it's just not going to | ook right.

You know, it fits in wth the
nei ghbor hood, because across the street there's a
five-story building that the Zoning Board approved
ten years ago or five or seven years ago, and that

is what | call height creep, where eventually every
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buil ding on the block is the sane hei ght because the
Zoni ng Board gave a variance ten or 15 years ago to
a few ot her buil dings.

Now, is that true or not true, is it
hei ght creep?

THE WTNESS: | think you have to | ook
at the context, and the context goes to the negative
criteria. So |l think in that regard, yes, that is
part of what goes on.

But | think you al so have to | ook at
what the recommendations are in the nmaster plan and
what in terns of the larger famly units, and that
is probably the reason why, you know, the zoning
code and, you know, and the -- have a disconnect to
that --

COW SSI ONER BRANCI FORTE:  But you
still have the famly-friendly units w thout the
fifth floor.

And why does a famly-friendly unit
have to be three stories anyway?

THE WIITNESS: | don't know that you
woul d have famly-friendly units without the fifth
floor. | can't testify to that.

MS. BANYRA: | think for the Board, you

know, famly-friendly units are one aspect of the
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master plan, so | think to hang your hat on that as
the sol e reason, you know, that is not. That is one
of the things that you consider, but you consider it
in an entire package, and if sonebody is providing
famly-friendly, that is great, but there are other
el enents to that, so I think you have to wei gh al

of that in.

THE WTNESS: |If | could address that,
| think we are discussing sinply famly-friendly
units now, but we are also tal king about taking a
pi ece of property that has three nonconform ng
structures on it that are nonresidential structures,
renmovi ng those, and replacing themw th residenti al
units and the permtted accessory parking, so there
are other aspects of this that are going to advance
t he purposes of the R2 district, as well as the
master plan, so that is not the sole reason

COW SSI ONER BRANCI FORTE:  But | don't
know i f | heard anyone here object to the idea that
we should nake this residential, so | agree -- | --
you know - -

THE WTNESS: But that is all part of
the one application. That is the application.

COW SSI ONER MARSH:  Ri ght .

Residential is sort of a given. You would be here
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for another variance, if you weren't building
residential .

THE WTNESS: R ght --

COW SSI ONER MARSH: R ght .

So you're -- you're -- | nean
residential is the rule. You don't necessarily get
extra points for follow ng the rule.

THE WTNESS: No. But it is one of the
benefits. The advantage of this application or the
benefit of this application is that it is taking out
the nonresidential uses and putting the residenti al
in.

COW SSI ONER MARSH:  Right, for which
you get the zoning | aw --

MR. MATULE: But you do get benefits
fromthat. You do get points for that. You do get
credit for that. That's the point --

COWM SSI ONER MARSH: Ckay.

MR. MATULE: -- you are comng up --

COW SSI ONER MARSH:  Fai r enough.

MR. MATULE: -- with a better zoning
alternative for the site than what is currently
t here.

Is it, in your opinion, the best

al ternative?
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Perhaps not, but it is the alternative
that is being presented to the Board.

COW SSI ONER MARSH:  Fair enough. That
was not the --

M5. BANYRA: | have to correct
sonet hi ng because |'ve heard it now three tines.

Nonconform ng uses, | amnot sure that
we -- M. Kolling, I think you said that a few
times. Nonconformng structures, certainly a
hundred percent is a nonconform ng structure, but
also permtted in that zone are hospitals, rel ated
clinics, places of worship. | think you had
testified that there was a place of worship, public
bui l dings, retail businesses are permtted uses, so
| don't know what those uses were fornerly or
what ever. But nonconform ng structures, maybe |
will go with that -- nonconform ng uses, |'m not
sure.

THE WTNESS:. | testified that they are
listed in the tax records as a conmerci al garage,
war ehouse, and | think the other one is called a
shed.

M5. BANYRA: So it could -- | nean, one
of them could be an accessory. The warehouse,

granted, nonconformng use. But if one was a forner
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retail business, | think you indicated one was nmaybe
a shed, retail or sonmething, | don't know -- yeah --
and they clearly are dilapidated and clearly there
is other things going on. But nonconform ng uses,
you know, | think the warehouse, | will give you
that one, but commercial is permtted in this zone.
It's not just residential.

Commercial is permtted. Hospitals,
clinics, you know, there's other things that are
permtted in here. (Garages are permtted as an
accessory use, you know. You know, when you use
nonconform ng uses, particularly that becones a
speci al reason to grant a variance --

MR. MATULE: Wuld a surface parking
| ot be considered a conform ng use?

M5. BANYRA: Parking is permtted --

MR. MATULE: A surface parking |ot.

M5. BANYRA: If it's preexisting, then
that was permtted. Public parking garages,
ancillary to hospitals, garages are -- so a surface
parking | ot m ght have been a preexisting
nonconform ng use, so public parking garages are
permtted relative to hospitals.

MR. MATULE: | nean, the current site

is a surface parking |ot.
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M5. BANYRA: No. | didn't hear that
there was a public parking garage -- parking --

MR. MATULE: That is what the survey
says, paved parking area.

MS5. BANYRA: kay. So | want everybody
to be -- when you are | ooking at that, commercial is
permtted in that zone. A parking lot may be -- it
doesn't appear to --

THE WTNESS: So the purpose is to
facilitate conversion of nonresidential to
residential space and to otherw se reinforce
residential characteristics.

M5. BANYRA: Understood. But it does
i ntroduce other uses that are permtted in there as
wel | as conditional uses.

COW SSI ONER BRANCI FORTE: Ckay. Then
et me ask this.

Wt hout the | ot coverage and w t hout
the fifth story, can you still, you know, build
residential there?

Wul d you necessarily need the hei ght
to build residential?

THE WTNESS: | can't answer that.
don't if you could.

COW SSI ONER BRANCI FORTE:  What's that?
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THE WTNESS: | don't know that you
could. | don't know. | can't answer it.

COW SSI ONER BRANCI FORTE: It woul d be
i npossible to build three stories of residential
over one parking on this?

THE WTNESS: Do you nean to go out
t here and hammer boards toget her and nmake a
three-story building, | guess you could, but that
is -- laying a brick on top of a brick is different
than also financing it and getting it constructed.

So is it possible?

| don't know.

COWM SSI ONER BRANCI FORTE:  The
financing is none of our business.

THE WII NESS: Wl |, that goes to
whet her or not it is possible.

COW SSI ONER FISHER  No. It goes to
whet her or not it is feasible for this devel oper,
not possible for clarity.

CHAl RVAN Al BEL: Any ot her questions
for M. Kolling?

COW SSI ONER MARSH: | nean, are we
only allowed to ask questions now because peopl e
were commenting --

(Al Comm ssioners tal king at once.)
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CHAI RMAN Al BEL: Do you have a
question?

COW SSI ONER MARSH:  Let ne ask a
question. | ama little confused about the term
"har dshi p" because if you buy a piece of land, it is
zoned for -- you are buying a piece of land --

THE WTNESS: It is not --

COW SSI ONER MARSH: -- the cost of the
land is what it is based on what its zoning is and
what the -- | don't see how you buy a piece of |and
and - -

MR. MATULE: | don't know what the
rel evance of this is, and | think we are really
going far afield.

THE WTNESS:. | don't think anybody
brought up the cost of the |land as being a hardship.

COW SSI ONER MARSH:  No, no. But
sonebody said -- you said hardship because it's this
narrow | ot --

THE WTNESS: Lot depth

COW SSI ONER MARSH:  -- but the |ot
depth is part of the value of the |and.

THE WTNESS: No. The lot depth is the
physi cal dinmensions. Actually |ooking at the

Muni ci pal Land Use Law, under hardship, it talks
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specifically about the shall owess of a particular
pi ece of property. That is where it cones from

COW SSI ONER DE FUSCO M. Chai rman,
suggest or proffer this, that once we finish up with
this, we can go into deliberations and tal k about
this.

CHAI RVAN AIBEL: So let me open it up
to the public.

Does anybody have questions for M.
Kol I'i ng?

Pl ease cone forward.

MS5. LAWRENCE: Susan Law ence, 716
Jefferson Street.

| have a question. Again, it's about
the famly-friendly.

Ri ght across the street fromus, there
are a lot of three-bedroom apartnents.

Did you do any studi es on those and who
lives there?

Are they famlies or are they Stevens
col | ege students?

THE WTNESS: | didn't do a survey.

MS. LAWRENCE: Because |'ve never see
any famlies, but there's been six condo buil di ngs

built up around nmy house and --
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CHAl RVMAN Al BEL: Ms. Law ence --

M5. LAVWRENCE: -- next door to ny
house - -

CHAI RVAN Al BEL: -- we need a question
You can comment in just a couple of mnutes. Ask
guesti ons.

MB. LAWRENCE: Ckay.

When you are planning, do you plan for
any public space for public service to be able to
access behi nd these houses, because right now we can
go through the lot and get behind the houses. Cable
conpani es, people can do that, telephone conpanies.

| have a tel ephone pole in ny backyard.
The only way to get to that was through Jimmy's |ot.

| never thought that little part of the
| and was even ny land, but | guess it is. Mybe
not. But the tel ephone pole is mne, though.

(Laught er)

THE WTNESS: | don't know, but | think
what was offered before was that the access to that
| ot was by licensing on that easenent. That is up
to the property owner.

M5. LAWRENCE: So that's it. Like once
that closes, there will be no nore access.

MR. MATULE: Well, if | mght, | don't
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know i f you | ooked at the plan --

MS. LAVWRENCE: | did.

MR. MATULE: -- but if sonebody wants
to get into the backyard, they go through this door
to get into the backyard.

M5. LAWRENCE: No. | neant all of our
bui | di ngs down here, we have access. W go through
the lot, and we go behind all of our houses, and we
can access the tel ephone pole --

MR. MATULE: Okay. But unless you have
sonet hing called an easenent to do that --

M. LAWRENCE: | might --

MR. MATULE: -- it has been very nice
when you have been able to wal k across your
nei ghbor's property all of these years to do that,
but --

M5. LAVWRENCE: So when you are going a
pl an, how do you research the easenents, and we are
tal king about tide lines, how did that cone into
play in the plan?

THE WTNESS: That woul dn't be soneone
In nmy profession. It would be the | and surveyor
nore than likely, who would identify where the
easenents were, or if there were any riparian rights

or anything like that, and that is what happened in
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this instance.

The surveyor identified those things
and then through a | egal process, the property owner
went to the State to get the riparian grant renoved.

M5. LAWRENCE: And it was just renoved.

Thank you. That's it.

CHAI RVAN Al BEL: You will get a chance
to comment in a couple of m nutes.

Anybody else in the public?

Seeing nothing --

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

CHAI RVAN Al BEL: Thank you.

COW SSI ONER COHEN:  Second.

CHAI RVAN AIBEL: Al in favor?

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

CHAI RVAN Al BEL: | guess we are
ready -- do you want to hear the public, or do you
want to cl ose --

MR. MATULE: Yes. | think we wll hear
the public before | nmake nmy closing remarks, if that
is okay with the Board.

CHAI RVAN AIBEL: So now is the tine if

anybody wants to comment on the nerits of the
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application, please cone forward.

MR. BAJAJ: Chris Bajaj, B-a-j-a-j.
own the property at 900 Garden Street.

MR. GLEASON:. Before you get started, |
am goi ng to have to put you under oath, so raise
your right hand.

Do you swear or affirmthat the
testinony you' re about to give is the truth, the
whol e truth, and nothing but the truth?

MR. BAJAJ: Yes, | do.

CHAI RVAN Al BEL: Thank you.

MR. GLEASON. Thank you.

MR. BAJAJ: \What | know of zoning does
allow 40 feet above the flood el evation, and the
flood elevation in this town recently has been about
12 to 13 feet, which gives up the total height from
the ground floor to the top of building about 50
feet, and | think the applicant is asking for four
stories above the parking, which will be around that
hei ght, and | don't see anything wong with it.

That's all | have to say.

CHAI RVAN Al BEL: Thank you.

Anybody el se wish to comment, please
cone forward.

MR. GLEASON: Do you swear or affirm
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that the testinony you' re about to give is the
truth, the whole truth, and nothing but the truth?

MS. SHI PLEY: | do.

MR. GLEASON:. Pl ease state your ful
name and spell your last nane for the record.

MS. SHI PLEY: Panela Shipley. Address
is 711 Jefferson.

THE REPORTER: How do you spell your
| ast nane?

MS. SHI PLEY: S-h-i-p-1-e-y.

And | just want to comment that |
appreci ated the context of the rest of the bl ock
because it seens |like the testinony was nostly about
the north and the west and across the street, but
the block itself is areally -- it is different, and
that idea of creep is definitely this is a precedent
setting nonment, and there is precedent that happened
before you all were part of this conmttee. And if
we go forward with that precedent, it's definitely a
creep, so | just support that idea that let's | ook
at the context.

And is it really an inprovenent to have
a fifth story?

That is it.

CHAI RVAN Al BEL:  Thank you.
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Anybody el se wish to comment ?

Ckay, M. Matul e?

MR. MATULE: | thought there were nore
conment s.

(Laught er)

MR. MATULE: Well, you know, we
certainly had an interesting colloquy this evening,
but the context of the property is very specific,
and this is a very unique site in this application.

W do have the undersized |lot for the
75 foot depth for several lots, and the fact that it
does have that 50 foot high wall behind them does
create an unusual context for this site and for this
application, and I think M. Mnervini has tried to
design a building wwth that in m nd.

| think the points M. Bajaj just nade
is probably a good one. You know, if this
application is denied, maybe sonebody down the road
will split the lots up and just build houses w t hout
parking, all of which will be around the sane hei ght
based on current flood regul ati ons.

| think the real issue is not what
m ght be or what could be or what woul d be a better
alternative, but what you have in front of you

versus what is there now and howit fits into the
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nei ghbor hood.

M. Kolling, you know, gave his expert
opi ni on, but, you know, the height variance is
certainly a | esser burden of proof than you would
have if we were here asking for a DL use vari ance.

You know, it is can a negative inpact
be generated by that additional height, you know, be
absorbed into the area, and | think the fact that we
have this 50 foot high wall for 75 feet or so behind
us, you know, speaks to that, and | think the fact
that the applicant has agreed to now create a rear
yard that is ten feet even deeper than the ordi nance
requires also goes to the fact that they are trying
to create a better situation where the property is a
full hundred feet deep.

You know, right nowit is a surface
parking ot with sone dil apidated buildings on it.
| am sure the south end of the block is going to get
renovated over tine, and this really is a good
zoning alternative for that site, and I would ask
that the Board grant the requested variance relief.

CHAI RVAN Al BEL: Thank you, M. Matul e.

Board nenbers, anybody want to kick
of f?

COW SSI ONER BRANCI FORTE: Vel |,
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obviously nmy main objection to it is the height, and
| didn't hear any conpelling testinony from either
the architect or the planner to justify the extra
story, so you know, that is how | feel about it now.

The fact that it is an odd-shaped | ot
certainly, you know, lends itself to other -- to ne
being flexible on the | ot coverage because it is an
odd-shaped I ot, and | understand that.

But, you know, the church down the
street and all of the other buildings on the bl ock
being a smaller scale, | think this is the beginning
of height creep and a continuation of height creep
and across the street, and you know, if we approve
it now, we nmay be setting a precedent.

That is all | have to say.

CHAl RVAN Al BEL:  Thanks, John.

Anybody el se?

COW SSI ONER MARSH: | - -

CHAl RVAN Al BEL: Ms. Marsh?

COW SSI ONER MARSH:  |I'm-- | have the
sanme concern about the height creep. | also do get
the 50 foot wall thing. | nean, that is a big wall.

Coul d you drop -- | nmean, the 50 foot

wal | applies to the part that's next to the 50 foot

wall. If you want to avoid creep, you could drop
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down ten feet on the part that's not next to the 50
foot wall, and that would set the -- wouldn't it --
the precedent for the rest of the bl ock?

COW SSI ONER FI SHER  Li ke take hal f of
the fifth floor off instead of the --

COW SSI ONER MARSH: It would be a
really nice outdoor space for the apartnents.
Personally, if | could afford it, | would | ove that.

CHAI RVAN Al BEL: You made your point.

So basically on two southern |ots, you
woul d reduce it to 40 feet --

COW SSI ONER MARSH:  Ri ght .

CHAl RVAN Al BEL: -- and grant the 50
feet on the three northern lots --

COW SSI ONER MURPHY:  The top woul d
have to be reconfi gured.

COW SSI ONER DE FUSCO  Personal ly |
live on Park between First and Second, a bl ock that
has come under great building at the hands of this
Board primarily -- it has been built over the past
coupl e of years at the hands of this Board.

Those units, those buildings, are very
simlar to the ones being proposed here, and the top
floor setback is definitely visible. But I wll

tell you froma visual perspective, | live right
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across the street, | look at it every day. | see it
there. It just doesn't feel |like a wall that's
faci ng you.

So | agree with height creep, John,
just as | believe that infringing into the green
donut sets a bad precedent.

| don't think that the fifth floor
visibility -- the top floor of this building is
going to do the things that everyone is concerned
about .

| do, however, think that we have an
opportunity to set a precedent in this green donut,
a green donut that has a hundred percent | ot
coverages in it, that has ancillary buildings that
woul dn't be permtted in the zoning right now W
have a great opportunity in front of us to set the
right precedent for this green donut, and | think it
woul d be a loss, if we didn't understand what they
were trying to do here.

We can debate the hardship | think, you
know, both ways, but they have a wall back there.
They have to deal with it, and it is an odd lot, as
John al so nentioned, so | think there is a hardship
t here.

| think the top floor is not going to
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i npact the nei ghborhood as badly as everybody is
expecting it to. | speak from experience. The
Board has approved simlar buildings in the past,
and | amcurious to see what the rest of the Board
has to say, though, because | think this is a good
conversati on

CHAI RVAN Al BEL: Anybody el se want to
wei gh in?

M. Cohen?

COW SSI ONER COHEN:  Yes.

Just in terns of the front of the
buil ding, the part that is not directly abutting up
agai nst 50 feet, although there is 50 feet directly
across the street from ne.

| think it is significant the fact that
it is at 40 feet, and that is ten feet reduced, and
going back ten feet into the property. So when you
are going down the street, you are not going to have
that nonolithic 50-foot structure right up at the
street level, and | think that that softens the
front significantly, and that is what they cane in
with on the front side

So, you know, if you | ook down the
bl ock that, you know, Conm ssioner Fisher was

tal ki ng about, 40 feet, which is what is going to be
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at the front of the building is very consistent with
what is there, and the church is at 50 feet, it's
even higher than that, but it is not that out of
whack. You know, it is sort of, just to follow on
Conmm ssi oner DeFusco's comment, | don't think it is
going to be that shocking particularly where you
have -- with the exception of the one property
across the street at 25 feet. Everything' s at 50
feet across the street.

So you put in the fact that you have a
conpletely inpervious |ot, where there's a parking
| ot now, you are going to have extensive green
roofing on this. You are creating a donut where
there wasn't one.

| think that the benefits of this, in
addition to the famly-friendly units, which are a
legitimate benefit are significant.

CHAl RVAN Al BEL: M. G ana?

COWMM SSI ONER GRANA:  So | amgoing to
generally take the position to support this
application froma slightly -- including sone of the
comments that Comm ssioner DeFusco and Conmi Ssi oner
Cohen had.

| actually think there is a hardship on

Lots 20, 21, 22, and that is -- the green space at
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the bottomof that well doesn't really represent a
significant inprovenent for the |ot.

| think that they have to contend with
the 50 foot -- I'"'msorry -- excuse ne -- | think
that they do have to contend with the 50 foot wall
that's directly behind them That is either going
to be a blank wall that is visible in sone flavor
fromthe main street or you're going to see a
structure.

Wth regard to the height, | do
under stand height creep is a concern. | think we
have to | ook at all of these applications.

| sonmewhat agree with M. Kolling' s

testinony about context. | nean, in ny rough
estimate on Z-1, there are already 80 lots -- excuse
me -- there are approximately 30 lots in this

imediate vicinity of this building that are 50 feet
and higher. So | think the context is appropriate
especially since we are only asking for 50 percent
roof coverage on the top floor, | don't think it is
going to be that negative of an inpact.

The fact that the applicant has agreed,
| guess, to return Lots 23 and 24, to what they
shoul d be, which is 50 percent | ot coverage over the

whol e structure, | think, lends nme to support the
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proj ect.

CHAI RVAN Al BEL: Thank you.

COWM SSI ONER MC ANUFF: | am not voting
tonight, but | would say |I would support the
proj ect.

Normal |y when a project cones in as new
construction with a bl ank canvas, | probably
wouldn't go for it. But in this case given the
hardship of the other building, the 50 foot wall,

t he Conm ssioners have said, and the context of the
nei ghborhood, | don't think this is going to be an
obtrusive building or in any way offensive, so
woul d support it in this case.

CHAI RVAN Al BEL: Anybody el se?

COW SSI ONER MURPHY: | like Carol's
idea that, hum-- yeah -- the top floor for the
building that's not against the 75 foot wall, you

know, the idea of keeping that at four feet --
COW SSI ONER MARSH:  40.
COM SSI ONER MURPHY:  -- 40 feet
rather -- but, hum | do think that this is a
hardshi p against this wall.
| amnot sure that you gain a tota
benefit if we didn't have a hundred percent | ot

coverage on the bottomfloor of that, especially
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since | amthinking that, you know, they are going
to make it a deck and sonmewhat of an outdoor space
as we continue up,

| ama little bit torn as to howto
vote for this right now

| do think that the height creep is a
maj or issue. |If you go to that area of town, it is
just like, whoa, big, big buildings, and I know t hat
the south part of that will probably change over
time, but it doesn't nean that we have to keep it
all that high, so at the nonent | am undeci ded.

CHAI RVAN Al BEL: Anybody el se?

| will add sone parting comments |
guess before we go to a vote.

| think the one thing that | have not
heard fromthe Board nenbers is in effect the nass
of this building. It is five lots. [It's a 125 foot
building. W are not tal king about a single fifth
floor or a mediumsized building. W are talking
about a very, very large structure.

| think there will be inpacts on the
south and fromthe north, where at this point they
are going to be open, so we are going to have 50
foot high, 50 foot deep at a m ninumon the top

floor, walls on the north and south sides of the
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property. | don't have a problemw th the | ot
coverage issue in the back of the, I'lIl call it the
dead ar ea.

You know, the excessive | ot coverage
there is sonething | could |ive with because of the
condi ti ons.

| could live actually with a | arger
height with the 50 foot adjacent building on the
other side, but I amstruggling as a principal
matter with what our zoning provides, and | am not
sure | heard the reasons why we shoul d, you know,
provi de the major adjustnents that are being
requested tonight, but it is an interesting project.
It's well presented, and | guess we are ready for a
vote. | think we need five affirmati ve votes.

MR. MATULE: That is correct.

CHAI RVAN AIBEL: | guess we will hear
the conditions, and then I will ask for a notion.

MR. GLEASON: Condition 1: Applicant
shal|l obtain any necessary approvals fromGCity
Counci | for any encroachnments into the public
right-of-way.

Condition 2: The plan shall be revised
to nove the rear building line of the two southern

nost lots to a depth of 60 feet. Plan shall be
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reviewed and approved by the Board's professionals
prior to the issuance of any permt.

Condition 3: Applicant shall revise
pl ans to add nore green space to the proposed
terraces.

Condi tion 4: The handi capped parKking
space shall be noved to the |ocation closest to the
residential entrance.

Condition 5: Applicant shall provide
docunentation of any riparian clainms and access
agreenents or licenses to the Board Attorney for his
review and approval prior to the issuance of any
permts.

Condition 6: Applicant shall draft and
record a cross-access easenent agreenent. The
agreenent shall be reviewed and approved by the
Board Attorney prior to recordation.

Condition 7: The southern nost
stai rway bul khead shall be reduced in height.

MR. MATULE: |'m not understanding the
Cross-access easenent.

MR. GLEASON. Ckay. Then we can --

M5. BANYRA: | think that one is out.
There was no testinony --1 had just asked a

guestion. | don't think there was. They are going
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to provide information indicating that there is no
easenent on that. | think that's what it was.

MR. MATULE: Right. That is what the
| awyer testified, but I will get sonething in
writing.

COW SSI ONER COHEN:  Wasn't there an
agreenent to provide LED lighting at the exit of the
gar age?

MR. MATULE: Yes. M. M nervini
testified to it.

COM SSI ONER MURPHY:  Agreenent to go to
Cty Council for it.

COW SSI ONER BRANCI FORTE:  Yes. To
apply to the Gty Council for perm ssion to instal
LED |ights across the sidewal k.

M5. BANYRA: No. | think that the
decks over the new green space to be renoved |
think -- to be renoved over the green space, the
decks above?

MR. MATULE: Sure, on the south side of
t he buil di ng, yes.

M5. BANYRA:  Yeah.

COW SSI ONER DE FUSCO:  Was there a
condition on LEED certification?

M5. BANYRA: They testified it is going
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to be LEED certified.

MR. GLEASON. Ckay.

COW SSI ONER DE FUSCO: | wonder, M.
Matule, if we can -- as | figure out this retention
basin thing, if we can't enlarge the retention basin
above what North Hudson requires --

MR. MATULE: | suppose we can. | nean,
maybe it is a conversation we have to have with the
Board Engi neer, because the reality is, as |
under st and how t hese things work, you know, you have
a big pipe comng in, and a little pipe going out,
and they are built to contain a hundred-year flood
or a 500-year fl ood.

So if we have a bigger cavern
underground, it is really not going to change the
rate that the water is going into the system other
than it may go in over a longer period of tine, but
it's certainly sonmething that we can | ook at. But,
you know, | think on one |level we are sort of
stepping on North Hudson's toes here --

COW SSI ONER DE FUSCO: | think just
any opportunity --

MR. MATULE: -- but we will happy to
| ook at it.

COW SSI ONER DE FUSCO  Yeah. | nean,
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if we can put a condition in there, you know, that
maybe puts it in the hands of our Board Engi neer for
consideration, | think that would make nme feel good
only because any sized building in Hoboken really
shoul d be flood proofed as much to the extent as
possi bl e.

MR. MATULE: If | may, | don't want to
beat it to death, but this application is for
prelimnary site plan approval, and one of the
things that we would have to do as part of final is
get our sewer hookup permt from North Hudson, which
woul d include a stormmater managenent report, which
has to be filed by our engineer with them and
typically we give M. Marsden a copy of that, so we
have no objections to doing that, assum ng we have a
favorabl e vote.

COW SSI ONER DE FUSCO:  That's fair

COW SSI ONER COHEN:  Just one ot her
t hi ng.

On the reduction of the stair bul khead,
| believe the testinony was that it would be reduced
to the height of seven feet --

MR. MATULE: Seven and a half feet.

COW SSI ONER COHEN:  -- six inches from

nine feet, yes.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

216

CHAI RVMAN Al BEL: |Is everybody satisfied
with the conditions?

Entertain a notion.

COW SSI ONER GRANA: | would like to
make a notion to approve 722-730 Jefferson with said
condi tions.

CHAI RVAN Al BEL: Second?

COW SSI ONER DE FUSCO: 1'Il second it.

CHAl RVAN Al BEL: Ckay. W have M.
Branciforte voting as the first alternate.

M5. CARCONE: Yes.

CHAI RVAN Al BEL: Thank you.

M5. CARCONE: M. Cohen?

COW SSI ONER COHEN:  Yes.

M5. CARCONE: M. DeFusco?

COW SSI ONER DE FUSCO.  Yes.

M5. CARCONE: M. G ana?

COW SSI ONER GRANA:  Yes.

M5. CARCONE: Ms. Marsh?

COW SSI ONER MARSH:  No.

M5. CARCONE: Conmi ssioner Mirphy?

COM SSI ONER MURPHY:  No.

M5. CARCONE: Conmi ssioner Branciforte?

COW SSI ONER BRANCI FORTE:  No.

M5. CARCONE: Conmi ssi oner Ai bel ?
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CHAI RVAN Al BEL:  No.
MR. MATULE: Thank you.

(The matter concluded at 10:45 p.m)
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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 the foregoing is a true and accurate
transcript of the proceedi ngs 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
neither a relative nor enployee of such attorney or
counsel, and that | amnot financially interested in
t he acti on.

s/Phyllis T. Lewis, CCR CRCR

PHYLLIS T. LEWS, C C R Xl01333 C. R C R 30XR15300
Notary Public of the State of New Jersey

My conm ssion expires 11/5/2015.

Dated: 2/11/15

This transcript was prepared in accordance with
NJAC 13:43-5.9.
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HOBOKEN ZONI NG BOARD OF ADJUSTMENT
G TY OF HOBOKEN

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

SPECI AL MEETI NC OF THE HOBOKEN : February 4, 2015
ZONI NG BOARD COF ADJUSTMENT : Wednesday 10: 50
pm- - - - - - - - - - - - - - - - - - - X Executive

Sessi on

Hel d At: 94 Washington Street
Hoboken, New Jersey

BEFORE

Chai rman Janes Al bel

Commi ssi oner Phil Cohen
Comm ssi oner M chael DeFusco
Commi ssi oner Antoni o G ana
Comm ssi oner Carol Marsh
Conmi ssi oner Di ane Fitznyer Mirphy
Commi ssi oner John Branciforte
Commi ssioner Tiffanie Fisher
Commi ssi oner Onen M Anuf f

ALSO PRESENT:

Patricia Carcone, Board Secretary

PHYLLIS T. LEWS
CERTI FI ED COURT REPORTER
CERTI FI ED REALTI ME COURT REPORTER
Phone: (732) 735-4522
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LAWOFFICE OF DENNIS V. GALVIN
730 Brewers Bridge Road
Jackson, New Jersey 08527

(732) 364-3011

BY: STEVEN M. GLEASQN, ESQUI RE
Attorney for the Board.
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CHAI RVAN Al BEL: We are back on the
record.

| am going to suggest, Steve, and tel
us if it is okay, that we continue the Executive
Session that we were in a week and a half or two
weeks ago, or do you have a resol ution?

MR. GLEASON: Yes. W're going to do

CHAI RVAN Al BEL: Al ways prepar ed.

MR. CGLEASON: Yes.

W are going to do a resolution to nove
into Executive Session.

"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
opi ni on that such circunstances presently exist.

"NOW THEREFORE BE | T RESOLVED by the
Zoni ng Board of Adjustnent, Cty of Hoboken, County
of Hudson, State of New Jersey as foll ows:

"The public shall be excluded fromthe
Board's di scussion of the hereinafter specified
matters.

"The general nature of the subject
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matter to be discussed is as follows: Matters
i nvol ving enpl oynent, term nation, appointnent or
rel ated enpl oynent matters regarding all of the
Board's professional staff for the year 2015
pursuant to NJSA 10:4-12(b)(8).

"It is anticipated at this tine that
t he above matter will be nmade public within 90 days.
This resolution shall take effect imediately."

CHAI RVAN Al BEL: Can we go off the
record for a second?

(Di scussion held off the record from

10:55 p.m wuntil 11:25 p.m)
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CHAI RVAN Al BEL: Do we have a notion to

approve the resol ution?

COWM SSI ONER COHEN:  Mbtion to approve
t he resol ution.

COW SSI ONER GRANA: Wth the comments
off the record, is that correct?

CHAI RVAN Al BEL:  Yes.

COW SSI ONER GRANA:  Second.

CHAI RVAN AIBEL: Al in favor?

(Al Board nenbers voted in the
affirmative.)

(Di scussion held off the record.)

MR. GLEASON: Back on the record.
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COW SSI ONER GRANA: W have a notion
to approve. John notioned, and D ane seconded.

MS. CARCONE: Wait. Who did the
noti on?

COW SSI ONER GRANA:  John noti oned, and
Di ane seconded.

(Di scussion held off the record.)

(Ms. Carcone excused.)

COWM SSI ONER MARSH: Coul d you have
the attorney take the roll here, please?

CHAl RVAN Al BEL:  Yes. Actual |y Pat
shoul d do this.

(AI'l Comm ssioners tal king at once.)

MR. GLEASON: M. Cohen?

COW SSI ONER COHEN:  Yes.

MR. GLEASON: M. DeFusco?

COW SSI ONER DE FUSCO.  Yes.

MR. GLEASON: M. G ana?

COW SSI ONER GRANA:  Yes.

MR. GLEASON: Ms. Marsh?

COW SSI ONER MARSH:  Yes.

MR. GLEASON: Ms. Murphy?

COWM SSI ONER MURPHY:  Yes.

MR. GLEASON:. M. Branciforte?

COW SSI ONER BRANCI FORTE:  Yes.
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MR. GLEASON: Ms. Fisher?

COW SSI ONER FI SHER:  Abst ai ni ng.

MR. GLEASON: Well, it is just rol
cal |.

CHAI RVAN Al BEL: No, but | think --

COW SSI ONER GRANA:  No, this is the
vot e.

MR. GLEASON: On, this is the vote?

COWM SSI ONER MARSH:  It's a vote.

MR. GLEASON: Ckay. All right.

CHAI RVAN Al BEL: And you forgot ne, and
| vote yes.

MR. GLEASON: Then we are voting on the
notion to appoint Eileen Banyra as pl anner.

CHAI RVAN Al BEL:  Yes.

COW SSI ONER GRANA:  That was it.

COW SSI ONER FI SHER:  So everyone said
yes, except nmne.

COW SSI ONER GRANA:  That is what we
just voted on.

| will nmake a secondary notion. |'l|
make a notion to extend H2NV for 90 days upon which
the contract will be reviewed and extended or not --

COW SSI ONER COHEN:  Reconsi der ed.

COW SSI ONER GRANA:  -- reconsi dered.
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There you go.

May neeting.
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MR. GLEASON: Reconsi dered at the first

COW SSI ONER CCHEN: |'Il second that.

COW SSI ONER GRANA: | notioned, and

Phil seconded.

cl ose.

MR. GLEASON: M. Cohen?

COW SSI ONER COHEN:  Yes.

MR. GLEASON: M. DeFusco?
COW SSI ONER DE FUSCO.  Yes.

MR. GLEASON: M. Gana?

COW SSI ONER GRANA:  Yes.

MR. GLEASON: Ms. Marsh?

COW SSI ONER MARSH:  Yes.

MR. GLEASON: Ms. Murphy?

COWM SSI ONER MURPHY:  Yes.

MR. GLEASON:. M. Branciforte?
COW SSI ONER BRANCI FORTE:  Yes.
MR. GLEASON. And Chai rman Al bel ?
CHAI RVAN Al BEL:  Yes.

COW SSI ONER BARNCI FORTE:  Motion to

COM SSI ONER MURPHY:  Second.
CHAl RMAN AIBEL: Al in favor?

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

(The neeting concluded at 11:30 p.m)
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