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CHAl RVAN Al BEL: Ckay. Are we all
settl ed down?

Are we all settled? W are starting
t he neeting.

Good eveni ng, everybody.

Gent | enen?

John, are you ready?

COW SSI ONER BRANCI FORTE:  Yes.

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.
Copies were provided in The Star-Ledger, The Record,
and al so placed on the bulletin board in the | obby
of Gty Hall.

Woul d everybody join ne in saluting the
flag?

(Pl edge of All egiance recited)

CHAI RVAN AIBEL: It is five after
seven, and we are at a Hoboken Board of Adjustnent
Speci al Meeti ng.

W have a little bit of business to
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take care of.

We are going to approve, | hope ny

col | eagues are ready to approve, the m nutes for

prior neetings, January 28, 2014, February 11, 2014,

February 18, 2014, March 18 -- is that March 18,

20147

approve?

M5. CARCONE: Yes.

CHAI RVAN Al BEL: Thank you.

And March 25, 2014.

So we wll just do a notion to approve.
MR. GALVIN:.  Yes.

CHAI RVAN Al BEL: Can | have a notion to

Anybody wi sh to step up?

COW SSI ONER COHEN:  Mbtion to approve

with one anmendnent,

namne.

"Ant oni "

CHAI RVAN Al BEL: A typo?

COW SSI ONER COHEN:  Yes. M. rana's

CHAI RVAN Al BEL: Oh, there's two then.

COWM SSI ONER COHEN: | believe it says

i nstead of "Antonio."

M5. CARCONE: How do you spell it?
COWM SSI ONER GRANA:  It's A-n-t-0-n-i-o0

M5. CARCONE: Ckay. It's different in

different places. A-n-t-o0-n-i-0?
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COWM SSI ONER GRANA:  That's ri ght.

CHAI RVAN AIBEL: | think we will allow
t hat anendnent .

M5. CARCONE: Is it wong everywhere?

COW SSI ONER COHEN:  Yes.

MS. CARCONE: Ckay.

CHAl RVAN Al BEL: Thank you, Phil .

W have a notion.

Can | have a second?

COW SSI ONER COHEN:  That was on the
m nut es.

CHAI RVAN Al BEL: Can | have a second,
pl ease?

VICE CHAIR GREENE: | wi |l second.

CHAl RVAN AIBEL: Do it by a vote?

MR. GALVIN. Oh, yes. Wy not.

CHAl RVAN Al BEL: Pat, call the vote.

M5. CARCONE: GCkay. W didn't do a
roll call yet.

CHAl RVAN AIBEL: We didn't do a roll
cal |.

Why don't you do the roll call first
and then we will do that?

MS. CARCONE: Ckay.

Conmm ssi oner Ai bel ?



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

approval

CHAI RVAN Al BEL:  Here.

M5. CARCONE: Conmi ssioner G eene?

VI CE CHAI R GREENE: Here.

MR. GALVIN. This is attendance, guys.
M5. CARCONE: Conm ssi oner Cohen?
COW SSI ONER COHEN:  Yes.

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

MB. CARCONE: Conmm ssioner G ana?
COWM SSI ONER GRANA:  Her e.

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

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

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

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

M5. CARCONE: Conmi ssioner Tremtiedi?
COW SSI ONER TREM TI EDI @ Here.

CHAI RVAN Al BEL: G eat.

Wiy don't you go to the vote now?

M5. CARCONE: Ckay. A vote on the

of the m nutes.

CHAl RVAN Al BEL: W have seven voting
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menbers.

t hr ee,

f our,

M5. CARCONE: Yes.

Commi ssi oner G eene?

VI CE CHAI R GREENE: Yes.

M5. CARCONE: Conm ssi oner Cohen?
COW SSI ONER COHEN:  Yes.

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

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

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

M5. CARCONE: Wit a mnute. One, two,
five, six. | amsorry.

Conmm ssi oner Branciforte?
COW SSI ONER BRANCI FORTE:  Yes

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

MS. CARCONE: All right.

CHAI RVAN Al BEL: Ckay. (Good.

(Continue on next page.)
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CHAl RVAN AIBEL: Al right. W have a
very full agenda tonight, so | am hopi ng that
everybody can be very efficient. W are going to
start wth 212 Eighth Street.

M. WMatul e?

MR. MATULE: Thank you, Chairman Al bel

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

We were here | ast week on the 15th
presenting testinony with respect to an application
for a roof deck on the second floor of the two-story
extension on the rear of the subject property.

During the course of the hearing, sone
guestions cane up about offsets and di stances to the
near by buil dings, and frankly, we did not have the
specific informati on. The Board was good enough to
allow us a recess to try to get that specific
informati on and cone back this week, which we have
done.

Revi sed plans, dated April 18th, were
submtted, as well as a rather extensive photo
report of the surrounding buildings and the rear
yard. So what | would plan to do is have M.
Moglino testify with respect to sone of the

speci fics.
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The plans were al so anended to provide
sonme privacy screens, and | don't necessarily want
to go through all 20 or 30 photos, but | think we
could just touch on sone specific ones.

Qobvi ously, the Board nenbers have the
entire photo report, so if there are any specific
guestions that you have, we would be happy to answer
t hose.

So having said that, | wuld like to
have M. Mglino cone up and --

MR. GALVIN. He is already sworn in,
and he's available to us.

LOU NMOGLI NGO AA having been previously
sworn, testified further as foll ows:

MR. MATULE: Al right.

M. Mglino, if you wll, why don't
you, first of all, referring to the revised pl ans,
which | believe the revision date is April 18th --

THE W TNESS:  Yes.

MR. MATULE: -- could you tell the
Board, there were questions specifically about the
di stance between the buildings that front on Park
Avenue, which runs perpendicular to our property,
what the offsets were between the buil dings and the

fire escape?
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Lou Moglino

Coul d you give us that specific
i nformation?

THE W TNESS: Sure.

Those particular dinmensions ran into
Sheet Z-1. |Immediately after our |ast neeting,

t hese di stances were taken to the west. W have a

di stance to the adjacent building off the deck which

is eight feet, and the distance to the fire escape
is just around six feet.

The lot width is 17 feet, and the other
adjustnment to the drawi ngs were the planters that
wer e proposed previously had been renoved, and now
we are proposing to put two solid screen walls that
were shown on Z-3, simlar to the walls that are
down at grade level at the rear of the property.

| amreferring to Sheet Z-3, and now
the screen walls go to the other side of the
trellis, and the two side elevations are shown on
t he bottom of the sheet.

MR. MATULE: Wth respect to those
wal I s, you show a board-on-board opening in both of
them For practical purposes, that will act as a
solid screen. You won't be able to see through
t hat ?

THE W TNESS: Correct.

14
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In an attenpt not to nake a solid wall,
| wanted to create sone type of screen to allow air
and light to penetrate through.

MR. MATULE: And then you have that
stepping down as it gets further to the rear of the
roof |ine?

THE W TNESS: Correct.

MR. MATULE: And the el evation facing
down the center of the block, the rear elevation,
that hasn't changed, correct, other than the walls
t hensel ves being on the edges?

THE W TNESS: Correct.

MR. MATULE: And with respect to your
photo report, dated April 17th, you state on the
cover that you took all of these photos on Apri
17th, 2014?

THE W TNESS: Yes.

MR. MATULE: Ckay.

Just to go through a few of them not
all of them on Page 2, photo nunber one, that is

standi ng on the proposed deck area | ooking

imediately to the left at the buildings fronting on

Par k Avenue?
THE WTNESS: Correct, yes.

MR. MATULE: And so that is the fire

15
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Lou Moglino 16

escape that your drawing says is six feet away?

THE WTNESS: Six feet away and al so
shown graphically on Z-3.

MR. MATULE: Ckay.

And photo nunber two on Page 3, that is
basically fromthe sane area, but | ooking down?

THE W TNESS: Correct.

MR. MATULE: And photo three is just
| ooking a little further out?

THE WTNESS: Further out and toward
t he nort hwest, correct.

MR. MATULE: Then junping over to Page
8, photo seven, that would be | ooking in the
opposite direction toward the northeast?

THE W TNESS:. Northeast, yes

MR. MATULE: And then photo eight on
Page 9 is a nore direct viewto the north, correct?

THE WTNESS: Page 8 is | ooking towards
t he east.

MR. MATULE: Right. I|I'msorry, to the
east, yes.

And are there any other roof decks on
any of the adjoining buildings that front on Ei ghth
Street?

THE WTNESS:. Yes. Actually if you
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stand here, there is a roof deck that is al ong
Garden Street, and there are other photos depicting
two i medi ately adjacent lots to the west to the
roof decks at al nost the sane level, if not |ower,
t han the proposed

VI CE CHAIR GREENE: Coul d you identify
t hose phot os, pl ease?

THE W TNESS: Yes.

On Page 11, photograph 11, phot ographs
12, 13, 14, and 26 and 27.

MR. MATULE: Al right.

Then just one other reference on Page
20, photo 21, this is standing further down into the
center of the donut, if you will, on the bl ock
| ooki ng back at the building?

THE WTNESS: That was taken fromthe
grass area to the north of the property.

MR. MATULE: So that shows the
applicant's building on the left?

THE WTNESS: Correct.

MR. MATULE: And then the buil di ngs
i mredi ately to our, | guess, west --

THE W TNESS:  Sout hwest .

MR. MATULE: -- on Park Avenue?

THE WTNESS: Looki ng sout hwest .
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MR. MATULE: And the building in
between there with the fire danage, that is the
buil ding that has the roof deck up on that |evel on
the third floor?

THE WTNESS: Correct, yes, which has
an address of 214 Eighth Street.

MR. MATULE: Cxay.

And the way you have designed the
screens now, if sonmebody is sitting or standing on
the deck, basically their view to the i nmedi ate east
and west will be blocked. They won't be able to
| ook in the wi ndows of the buildings imediately on
ei ther side?

THE W TNESS: Correct, yes.

MR. MATULE: And you are still planning
on having the trellis up on top?

THE WTNESS: Yes. It is still shown.

MR. MATULE: Cxay.

| think that is pretty much it, unless
t he Board has questi ons.

CHAl RVAN Al BEL: Let ne start very
qui ckl y.

Are the two roof decks on 214 and 216
on a second floor extension, or are they on a third

fl oor --
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THE WTNESS:. They are --

CHAI RMAN AIBEL: -- fromthe top of the
bui | di ng?

THE WTNESS:. -- 214 is a three-story
building, and | believe 216 is a three-story
bui l ding as well.

CHAI RVAN Al BEL: So those two roof
decks are on the top of the buil dings?

THE W TNESS:  Yes.

CHAI RVAN Al BEL: Not on a second fl oor
ext ensi on?

THE WTNESS: On the roof.

CHAI RVMAN Al BEL: Al right.

Board nenbers, any questions for the

architect?

COW SSI ONER MURPHY:  Yeah. | am
sorry. | don't really understand the siding that
you want -- it is blocking, but you can get air

through it?

| amsorry. Can you just describe it a
little better for ne?

THE WTNESS: It is a framed opening
approxi mately three-by-four.

COW SSI ONER MURPHY:  Ch, it's a w ndow

ki nd of ?

19
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THE WTNESS: A sinulated fence w ndow
with a board-on-board insert. It will still allow
light and air to penetrate through.

MR. MATULE: Well, if you could, Lou,
maybe expl ai n what board-on-board neans.

THE W TNESS: Just vertical nenbers of
a tinber or a finished piece staggered.

MR. MATULE: So they overlap each
ot her ?

THE W TNESS: Yes.

MR. MATULE: So there is a space in
bet ween, but there is no --

THE WTNESS. Yes, there's a space in
bet ween.

MR. MATULE: -- but there is no space
separating themvertically?

THE WTNESS: Not virtually, but --
yeah --

COWM SSI ONER MURPHY:  So the wal |l that
this is set intois conpletely like a wood wall wth
no air penetration, nothing, right, just like a --

THE WTNESS: |'msorry. | didn't get
t he begi nning part.

COWM SSI ONER MURPHY:  This is inserted

into a wall that is just solid pretty nuch?
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THE WTNESS: Correct, yes.

The wall that |'mproposing is simlar
to the walls that are down at grade at the rear
deck, which you can see on Page 20, | believe, or
phot ogr aph 21.

COWM SSI ONER MURPHY:  Ckay.

CHAI RVAN Al BEL: Anybody el se?

MR. MATULE: Does that answer your
question?

COWM SSI ONER MURPHY:  Yes.

So it is nore like a solid wall wth
this lack of another expression for nyself, you
know, | understand the fencing idea, uh-huh.

MR. MATULE: Thank you.

COW SSI ONER GRANA: | still remain a
bit confused.

The privacy walls particularly on the
side of this proposed deck that will face the
wi ndows, that is to be a solid wall or a wall that
allows light and air through it?

| am not cl ear.

COW SSI ONER FI SHER: On this side, the

one over here, that one.
THE W TNESS: Thi s one?

COW SSI ONER FI SHER  Yes.

21
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THE WTNESS: On Sheet Z-3, the bottom
| eft-hand corner, if you were standing on the
nei ghbor's fire escape, that would be the el evation
for the side that you woul d be seeing fromthat
vant age point.

COW SSI ONER FI SHER  How does t he
light get through the vertical as you described it?
It goes sideways, right?

So when you | ook straight on, it stil
| ooks like a wall?

THE W TNESS:. Wen you go, you know,
when you go back and forth, yes. There is sone air.
There is sonme space in there.

MR. MATULE: Well, let ne ask this
guestion, M. Moglino.

The way that board-on-board infil
piece is constructed, it is the sane wdth as the
wal |, correct?

THE W TNESS:  Yes.

MR. MATULE: But the boards are
staggered on either side?

THE WTNESS: Correct.

MR. MATULE: So when you are | ooking
square straight at it, all you are seeing is solid

boar ds?

22
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THE WTNESS: Solid, correct.

MR. MATULE: But they actually are
staggered, so air could pass through there?

THE WIINESS: It is probably like a
one- by-si x piece of board.

One board woul d be on one side of the
wal |, and the other side would be on the opposite
side of the wall. They woul d stagger, and that
pattern woul d conti nue.

COW SSI ONER FI SHER  The wal | is how
thick? How wide is the wall?

THE WITNESS: It's about five or six
i nches, yes.

COW SSI ONER FI SHER  So on one si de,
there is a vertical board across five or six inches,
and there is another vertical board, and where the
air and space -- or the light and air space to go
through, it is the offset between the two, the space
in between the two?

THE WTNESS: Correct.

COW SSI ONER FI SHER  So as soon as you
gotothe right alittle, you're going to see
potentially -- you're probably never going to see --
you will never be able to see through it. The air

will go through it, and you may see sone |ight, but
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you are not going to ever be able to see through
it --

THE W TNESS: Dependi ng on the overl ap

COW SSI ONER FI SHER  Yes, but very
little.

MR. MATULE: That's the theory. The
theory is that it's like a |ouver, except it's --

COW SSI ONER FI SHER  Yes. It's
vertical. It's vertical --

MR. MATULE: =-- it is common in a |ot
of towns that have fence regul ati ons, where you have
t o have board-on-board fences.

CHAI RVAN Al BEL: Any ot her questions,
Board nmenbers?

VI CE CHAIR GREENE: | have a quick
guestion. | just wanted to clarify.

| wasn't here |l ast week, but | did read
the transcript, but | amnot sure exactly what the
vari ance is.

The variance table, the zoning table
here, indicates no variances, but then there is a
conversation on the roof coverage that it is not
conpliant, so aml| to assunme that is the only
vari ance for roof coverage?

MR. MATULE: Yes. That is the vari ance
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we are asking for.

M5. BANYRA: M. Matule, there is a
second variance for a nonconform ng structure. That
was in ny report --

MR. MATULE: Yes.

M5. BANYRA: -- | think that is kind of
a common one that we call that.

MR. MATULE: Yes. Let ne just check ny
application to see if we asked for that.

CHAI RVAN Al BEL: Any ot her questi ons,
Board nenbers, while M. Matule is | ooking?

COW SSI ONER FI SHER:  Just on that

point, since it is a nonconformng structure -- |'m
sorry -- because it is a nonconformng, it brings
everything -- because it's a nonconform ng
structure --

MS. BANYRA: It is comng to the

Board --

COMW SSIONER FISHER  -- it's comng to
t he Board --

M5. BANYRA: -- no matter what.

COW SSI ONER FI SHER'  -- no matter
what. So it is not specific for one variance. |If

they want to put a change on a nonconform ng

structure --
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M5. BANYRA: Then they wll be com ng
to the Zoni ng Board, correct.

COW SSI ONER TREM TIEDI: | have one
question just to clarify what was said at the | ast
meet i ng.

| believe this building has been
el evated to keep it out of the flooding condition
that is prevalent in that area?

MR. MATULE: That is mny understanding,
yes.

COW SSIONER TREM TIEDI: It has been
rai sed?

MR. MATULE: Yes.

COMWM SSIONER TREM TIEDI:  That is a
good el enent .

Thank you.

CHAI RVAN Al BEL: M. Cohen, did you
have a question?

COWM SSI ONER COHEN:  No.

CHAl RVAN Al BEL:  Conmm ssi oner De Fusco?

COW SSI ONER DE FUSCO. | have a
gquestion, so it canme up at the |ast hearing.

What is the distance between the end of
this proposed deck and the adjacent property that

currently has a w ndow boarded up with brick?
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THE W TNESS: Wi ch di stance?

COW SSI ONER DE FUSCO: It woul d be the
di stance to the west.

THE WTNESS: The distance to the
building or to the fire escape?

COW SSI ONER DE FUSCO  To the
bui | di ng.

THE WTNESS: To the building as shown
on Z-1, eight feet.

COW SSI ONER DE FUSCO Do you happen
to know why, | amcurious, the window is boarded up?

THE WTNESS: | can't tell you.

COW SSI ONER DE FUSCO. I n your
prof essional opinion, is a solid wall going to
offer -- it's sort of going to offer privacy for the
resident, but is it going to allowthe light that is
offered to the neighbor, is it going to prevent that
light fromgetting into the windows on the third
floor, granted one is boarded up, but the other one
is certainly still there?

THE WTNESS: | would say so because
that is the reason why | am steppi ng down the screen
wal |l on the sides along with the trellis that is
above the deck.

COW SSI ONER DE FUSCO:  Thank you.
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THE W TNESS: Thank you
CHAl RVAN Al BEL: Board nenbers?

Pr of essi onal s?

Okay. Let ne open it up to the public.

Does anybody fromthe public wish to
gquestion the architect?

Seeing none, can | have a notion to
cl ose?

COW SSI ONER COHEN:  Mbtion to cl ose
the public portion.

CHAI RMAN Al BEL: Thank you.

COW SSI ONER DE FUSCO.  Second.

CHAIl RVAN AIBEL: Al in favor?

(Al Board nenbers answered in the
affirmative.)

MR. MATULE: It is an unusual site
condi ti on because of the configuration of the
bui I ding that fronts on Park Avenue.

As you can see on Z-1, besides com ng
back, it has that |arger extension that cones into
the rear yards and a fire escape besides. So
consequently, there is, even though the property
next door is also 17 feet wide, the property
i mredi ately to our west, we have this perpendicul ar

bui l ding that does jut back very close to our

28
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building, and we tried to offset or aneliorate any
negative inpact fromthat roof deck with those solid
wal | s.

And as | said, the architect has
testified there are at | east two other buildings
right on Eighth Street that have roof decks, albeit
they are on the third floor rather than the second
floor. | don't know that that really nmakes a big
difference in terns of privacy, as well as the
bui l ding on Garden Street.

So, you know, all things being equal, |
don't think there is any negative inpact to speak of
in light of the nodification of the plans, and
basically what we are asking for is the flexible C
variance for the benefit of having the outdoor
space. This is an undersized lot. It would provide
addi ti onal outdoor space. The roof space is there.
You know, it would outwei gh any negative inpact on
t he nei ghboring properti es.

VICE CHAIR GREENE: M. Matule, do you
happen to know the two roof decks that you refer to,
do you know if approvals were given to themor if
they were as of right?

MR. MATULE: | don't know that roof

decks have ever been as of right in the Gty of
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approval s.

| know the fire damaged buil di ng
appears that it was renovated at sonme point in the
recent past, you know, within the last ten years.
don't know how the deck got up there.

| know nmy client has been trying to
have that building situation addressed for many
years, but it is just sitting. So the short answer
is no, | don't.

CHAI RVMAN Al BEL: Let nme open it up to
t he Board for comment.

Does anybody wish to start off?

| will doit.

| still have very serious concerns that
we are putting up a large wall six feet or eight
feet away from adj oi ni ng nei ghbors' w ndows.

| think the roof decks on the adjoining
building are at the third floor |evel and won't have
that direct inpact into a neighbor's light and air,
and | do still see it as a substantial detrinment
w t hout any real advantage or benefit to the
comuni ty.

It appears there is sone outdoor space

in the back for the honeowners, so, you know, we are

30



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

m ndful of the desire to nake sure peopl e have
out door space, and | think it does exist there.
think putting additional outdoor space on that
two-story extension risks, you know, a terrible
invasion directly into the neighbors' backyards.

Having said that, | would like to sort
of hear what ny coll eagues feel because maybe there
i's, you know, another idea that | could throw out,
but et me first open it up

Any ot her comment ?

D ane?

COWM SSI ONER MURPHY: | kind of agree
wi th you.

| worry nore about the buildings that
are facing Park Avenue and having a structure so
close to their windows. They are not side by side.
They are looking out at that. And also not only
| ooking at a deck, but having a sonmewhat solid wall,
it is alnost like, you know, it is just another wall
that puts up and it blocks |ight and particularly,
you know, eastern norning light, so |l ama little
concerned about it as well.

CHAI RVAN Al BEL: Any ot her commrents,
Board nmenbers?

M. Cohen?

31
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COW SSI ONER COHEN: Wl 1, 'l say
that | do want to commend the applicant for quickly
providing us information that was |acking fromthe
| ast neeting.

Clearly we did not have enough
information to assess the inpact on the nei ghbors.
You cane in wth a conplete set of pictures.
mean, | feel like | was in the backyard with all of
those pictures, and | found that very hel pful, so |
want to say that.

| nmean, that being said, | amhaving a
hard tinme identifying the benefit for granting this.
| recognize that there is a benefit to the homeowner
by having the additional space, but | amfailing to
see the benefit of the conmunity.

| do think that you addressed the
concern of the invasion of privacy wth that wall,
but | recognize ny fell ow Comm ssioner's concerns
about by creating that solution, you created another
i ssue, which is to inpinge on the backyard of those
areas, so | just think it is a difficult situation
gi ven how cl ose they are to those w ndows.

COW SSI ONER BRANCI FORTE:  Yeah, | have
to agree.

| nmean, these people have a very nice
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backyard off their kitchen | suppose on the first
floor. This is areal -- | won't say |luxury, but I
don't know of any other word to use, to the
homeowner, so they could have a deck off their
mast er bedroom so | just don't see the benefit to
anybody but the honeowner.

COW SSI ONER DE FUSCO:  This woul dn't
have been a problemin ny mnd if the adjacent
buil ding weren't eight feet away, but the building
is eight feet away.

We don't know who lives there now or in
the future. It is an invasion of privacy. The
building is already oversized. It had the ability
to build out the house to fit a small lot to their
benefit.

| really wanted to see a plan here that
may have introduced a green wall or sonething that
woul d have let some nore greenery into it, while
still providing privacy, but it wasn't submtted, so
| amgoing to vote no on this.

CHAI RVAN Al BEL: At the risk of
confusion, | amjust going to throw this out here,
but we will conme to a vote nonentarily.

| don't know whether your client would

consider or the Board would think it would be

33
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sonet hi ng advisable to allow a Juliet bal cony, which
woul d not be nore than two or three feet all ow ng

t he honmeowners to open the w ndows, perhaps have a
smal |l chair, and have a two foot maybe planting on
the western edge of the roof deck, and then perhaps
having them conmt to maintaining a green roof, a
garden in sonme way, that woul d benefit the nei ghbors
i n exchange --

MR. MATULE: On the bal ance of the
second fl oor roof?

CHAI RVAN Al BEL: On the bal ance of it,
exactly.

So | amnot throw ng that out as a
reason for us not to take a vote tonight, but maybe
there is some other way that you can cone up with a
creative solution that woul d address our concerns.

MR. MATULE: | certainly appreciate the
magnanimty of that, M. Chairman.

My practical difficulty is I don't have
a client here. Due to a work travel requirenent, he
could not be present. | think it is certainly
sonet hing to consi der

Procedurally on one hand, | don't want
to burden the Board with asking the Board to carry

this for another nonth, so | think unless --
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(Counsel and architect confer.)

MR. MATULE: The architect is saying he
just got an email fromthe applicant that he just
got honme. | could certainly try to nmake a call, if
the Board wants to give ne five m nutes.

CHAI RVMAN Al BEL: well, it would the
requi re new pl ans.

MR. MATULE: Yes, or | could w thdraw
the application without prejudice and submt a new
application. | nean, | --

CHAI RVAN AIBEL: O we could --

MR. GALVIN. | would rather the Board,
| nmean, in all due respect, when we get to this
poi nt --

MR. MATULE: Yes. W're at the end of
the road. | understand.

MR. GALVIN. -- yes, when that happens.

| f you had asked nme before the start of
t he neeting, probably yes, you know --

MR. MATULE: Well, then the Board could
vote, and if my client wants to submt -- unless we
want to carry it, you know, you would have to
det erm ne whet her your plan was substantially
di fferent.

(Board nmenbers confer)
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THE REPORTER. Is this on the record?

MR. GALVIN:. Yes.

THE REPORTER  Because | can't hear
you.

VICE CHAIR GREENE: Yes. |'msorry.

| am saying that there is no guarantee
that it would be a positive vote even on a revised
plan. | am al nost thinking you are better off
taking the vote now, and if the applicant w shes, he
can resubmt a new application with conplete plans,
and we can consider that.

CHAl RVAN Al BEL: Board nenbers?

| amgetting a view that we should take
a vote --

MR. MATULE: Yes, | appreciate that.

CHAI RMAN AIBEL: -- and then if you
need to resubmt --

MR. MATULE: From an admnistrative
poi nt of view, perhaps that is the better course of
action.

If my client wishes to conme back with a
substantially anended pl an, then the Board could
make a determ nation as to whether or not it is
substantially anended.

CHAI RVAN Al BEL: Could I have a notion?
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COW SSI ONER MURPHY:  Mbtion to naeke a
vote on 212 Eighth Street --

COW SSI ONER GRANA:  Second.

CHAI RVAN Al BEL: To deny the
application.

COW SSI ONER MURPHY: -- to deny the
application.

COW SSI ONER FI SHER  Who is voting --

MR. GALVIN: The notion has to be --

COW SSI ONER FI SHER  -- because this
was carried fromlast tine.

MR. GALVIN. -- okay.

COWM SSI ONER FISHER  Wio is eligible
to vote?

M5. CARCONE: Everyone is eligible to
vote, but we have --

COW SSI ONER FI SHER  But who is -- was
t here anybody mssing last tine for it or everyone
was here?

MR. GALVIN:. Do ne a favor. Read out
| oud who in order, one, two, three, four, five, six,
seven.

M5. CARCONE: Conm ssioner Ai bel,
Commi ssi oner Greene, Conmm ssioner Cohen,

Comm ssi oner DeFusco, Comm ssioner G ana,
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Conmi ssi oner

G eene?

Mur phy and Conm ssi oner Branciforte.

MR GALVIN. So we have a notion

Who nmade t he second?

COWM SSI ONER GRANA: | did. Second.

MR. GALVIN. Al right.
CHAI RMAN Al BEL: Take a vote, Pat.

M5. CARCONE: GCkay. Comm ssioner

VICE CHAIR GREENE: A yes vote is a

denial, is that correct?

not approve,

MR. GALVI N: Correct.

VI CE CHAI R GREENE:  Yes.

V5. CARCONE: Conmm ssi oner Cohen?

COW SSI ONER COHEN:  Yes.

M5. CARCONE: Comm ssioner DeFusco?

COW SSI ONER DE FUSCO:  Yes.

MB. CARCONE: Comm ssioner Gana?

COWM SSI ONER GRANA: A yes vote is to

correct?

MR. GALVIN. Correct.

COW SSI ONER GRANA:  Yes.

M5. CARCONE: Conmi ssioner Mirphy?

COW SSI ONER MURPHY:  Yes.

M5. CARCONE: Conmi ssi oner Branciforte?

COW SSI ONER BRANCI FORTE:  Yes.
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MB. CARCONE: Comm ssi oner Ai bel ?
CHAl RVAN Al BEL:  Yes.
MR. MATULE: Thank you for your tine.

(The matter concluded at 7:40 p.m)

39



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

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, CSR CRR

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

My conm ssion expires 11/5/2015.

Dated: 4/30/ 14

This transcript was prepared in accordance with
NJ ADC 13:43-5.9.
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CHAl RVAN Al BEL: Ready to nove to 14
Pat er son?

MR. MATULE: Yes. | just have to get
my client up here.

COMWM SSI ONER DE FUSCO  On the record,
| wanted to say | filled out the docunent saying |
read the transcript fromthe |l ast neeting, and I
just wanted to confirmthat Pat has it. |If not --

M5. CARCONE: Is it for doing 14
Pat er son, though?

COW SSI ONER DE FUSCO.  Yes.

M5. CARCONE: Yes. There were five
peopl e absent, and everyone --

MR. GALVIN. Could you read of f who
signed the certifications?

M5. CARCONE: Commi ssioners Cohen
DeFusco, Murphy, Branciforte and Fi sher.

MR. GALVIN.  CGood.

Thank you, everybody, for doing that.
It is awesone.

(Board nenbers confer off the record)

CHAI RVAN Al BEL: Phyllis, back on the
record.

We are going to be hearing 14 Paterson

Avenue, which is a continuation froma coupl e weeks
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ago. Five of our nenbers were not available to
listen to the testinony personally of M. M nervini
| actually asked M. Mnervini or asked M. Matule
to have M. Mnervini available for questions from
t he Board nenbers who were not here. W can either
t ake those questions now or, M. Matule, if you want
to put your planner on and then open it up to the
Boar d.

MR. MATULE: Well, for the record,
Robert Matul e appearing on behalf of the applicant.

| heard the Chairman's statenent.
What ever pl eases the Board. W have M. Mnervin
here. W have all of the exhibits here. | think it
probably woul d make sense procedurally and just in
ternms of information flow, if there are any
guestions for M. Mnervini fromany of the Board
menbers who were not here and who read the
transcripts, it probably would be better to have
that foundation laid before the planner --

MR. GALVIN. | nean, ny experience is
t hat people who just read the transcript, they
remenber the last neeting better than us, so..

CHAI RVAN Al BEL: Ms. Banyra?

MS. BANYRA:  Yes.

Can | just weigh in on that?
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| think both the engineer and | have
questions still of M. Mnervini, so it mght be
better also just as a point of order for himto get
up and maybe do a little summary to kind of bring
everybody back in. But we had sone questions
relative to the last hearing that I amnot sure were
addressed yet and/or woul d be addressed, so...

MR. MATULE: Sorry, Counsel.

(Board nenbers confer.)

MR. MATULE: Okay. M. Mnervini, you
are still under oath.

FRANK MI NERVI NI, having been
previously sworn, testified further as foll ows:

MR. MATULE: Could you just for the
benefit of the Board nenbers, who weren't here,
briefly go through the site and what we are
proposing to put there?

THE WTNESS: 14 Paterson, as it
exi sts, and these are photo board photos that | and
nmy office have taken and | used at the |ast neeting,
which is an existing three-story m xed-use buil di ng.
W all know it as Vera's Florist. W also may know
it as the building as you enter town al ong Jackson
Street on the south side of Hoboken, it is the

building that has a big lean to it.
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Frank M nervi ni

As it exists, it has two residential
apartnments and a commerci al space on the ground
floor. W are proposing to knock this building
down, construct a new building, which is five
stories, the sane two residential units and
commerci al space.

To continue that thought, what is
permtted in the R-3 Zone is 40 feet in height above
base flood elevation. So what we have done in that
sanme three stories and 40 feet height, in that sane
40 feet in height above the base flood el evation, we
are proposing a ground fl oor comrercial space and
two dupl ex apartnents about 2,560 square feet.

The point of this drawing is to show
that in ternms of volune, the as-proposed building is
exactly the sanme as the zoni ng ordi nance
contenpl ated. Because of its location within the
flood plain, we are required to raise the first
floor eight feet five inches above the sidewal k.

So we had to nmade a decision in terns
of design. Do we |leave that, as this Board has seen
in other projects, a void or storage space, or lift
it up, the second floor, an additional 12 inches,
propose a comrerci al space of 850 plus or mnus

square feet, and above that two dupl ex apartnents.

a7
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We adjusted the floor-to-floor heights
on those apartnents, so you have ten feet at the
main | evel of the |ower duplex -- pardon ne -- nine
feet above and then the sane ten and nine. What
this allowed was us to use what woul d have been a
voi d space on the ground fl oor.

W will have to get DEP approval for
this, and it will have to be dry flood proofed,
whi ch neans that no water can enter it, but this is
sonet hing that the DEP woul d approve.

So we thought that this was a nuch
better solution than this, where in essence you have
not hi ng but a void space at that ground fl oor.

There were two units there before. Now
we are proposing two famly-sized units, again, over
2500 square feet. Wth this famly concept, as this
Board knows better than I, conmes certain design
el enents -- in the best case certain design
el enents, so we designed the building with an
el evator. W designed the building wth two outdoor
spaces, so the ground floor covers 100 percent of
the |ot.

As it exists, and I will show you the
phot ogr aphs, for those who aren't that famliar with

the site, at the back of the site currently is two
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par ki ng spaces, so our thought was a fam|ly-sized
apartnment. Sonme of the things that generally people
who are purchasing or renting, they want an

el evator. They want outdoor space, and they want
sonme place to put their cars.

So what we did was we increased the |ot
coverage of the existing building to accommodate the
cars, where they were already, but nowit is
encl osed. That roof area of about 14 feet woul d be
an outdoor space for the |ower duplex. W are
proposi ng a roof deck at the upper roof, which would
be outdoor space for the upper dupl ex.

In terns of that 100 percent i npact,

t he space directly behind us, the adjacent property
towards the north, that this garage wall will be
fronting is a drive aisle.

The adj acent building here is a
residential building, and its parking is behind it,
and there is a drive aisle at its side, which we
woul d be facing, so I'll bring it up.

We thought that the inpact of this wall
is negligible. W thought that this was a better
solution to enclose the parking for people who were
here at the last neeting, for this one, so you

understand and for the fol ks who have just read the
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transcript, the point of our design here was to get
two famly-sized apartnents wthin the vol une that
was contenpl ated by the zoni ng ordi nance al ready
with the void space that woul d have been because of
our new DEP requirenents, we thought we would put a
comrerci al space, and a comrercial space nore than
likely will serve in sonme way the park that the city
is proposing directly to our south.

MR. MATULE: Frank, if | could

interrupt.

Goi ng back to the garage --

THE W TNESS: Yes.

MR. MATULE: -- at the last neeting,
was there an agreenent that the -- | guess it would

be the north wall of that garage would be a green

wal | ?

THE W TNESS: Yes.

| proposed at the |last neeting that the
north wall, which is facing a drive aisle with cars

again parking for the adjacent nulti-famly
residential building, would be a green wall. A
green wall neaning it is sonething that this Board
has seen before, and | have details from anot her
project, but a green wall that would in essence

cover this wall with greenery.
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MR. MATULE: And it is only one story
hi gh?

THE WTNESS: It's only one story high
It's ten feet high.

MR. MATULE: And how about if you woul d
maybe go through the design of the buil ding?

THE W TNESS:. The design, of course.

| think at the last neeting | was
probably very overly enthusiastic about the design.

Having said that, it is a very
prom nent location. It is an entry point to
Hoboken. Oten peopl e enter Hoboken down Jackson
Street, if they are traveling north, and our thought
was here to put sonething that woul d be prom nent.

So wth that in mnd, certainly as this
Board knows, ny office would design sonething with a
nmodern sensibility, but we have taken the idea of
a--1 don't want to say typical, but a nore
standard Hoboken brick row house, which this is
behi nd one of the nore nodern versions, which is the
mai n facade brick and gl ass behind, and we have
essentially wapped it with an organic ribbon, which
woul d be of a concrete-like substance to really wap
and have this building stand out in terns of a

concrete structure, sonething very nodern, and
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sonething a bit nore traditional behind with the
brick that would match again and be nore typically
what Hoboken has.

So al though it | ooks very contenporary,
it still does pay homage in sonme way to what Hoboken
woul d have before

As | said, again, we certainly
recogni ze that this is sonething new W think it's
sonething of its day, which is today, not something
of 1888 or 1920. And given this |ocation, we think
it is an exactly appropriate building, and if |
could say sonething, it's a beautiful design, and we
are very proud of it, and hopefully everybody el se
can at |east stomach it for lack of a better term

(Laught er)

But forgetting the architecture, the
merits of this building really are what we are
proposing in the volunme that the zoning ordi nance
al | ows.

Agai n, this diagramshows what is
permtted. This diagram shows what we are proposing
and within the existing volunme, and within a vol une
that is permtted, two | arge-sized apartnents.

The location will be a great |ocation.

It is a good location, and it will be a great

52
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| ocation once this park as shown in this diagramis
constructed, as well as a commerci al space at the
ground | evel, which could have very easily been
sinply void space, and we woul dn't even be
considering it, although technically in terns of

hei ght, we are asking for a four-story building. So
very -- sonething that is very useful. Conmercia
space, two residential apartnents of a famly size
within the sanme volune as permtted.

| amgoing to assune --

M5. BANYRA: M. Mnervini, | just
wanted to clarify sonething that you said. | think
you said volunetrically that is permtted, and
just wanted to clarify that that is actually not
accurate in terns of height-w se. Yes, stories
maybe, but coverage volunetrically is not quite
accur at e.

THE WTNESS: | amsorry. | was
particularly tal king about hei ght.

We are asking for a | ot coverage
vari ance at the ground floor, as | explained, 100
percent | ot coverage. It is a very -- it's an
atypical |ot of 1811 square feet.

Madi son Avenue cones in on an angle, so

this is the property that we are left over wth,
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i ng building comes about up to here.

The adj acent building to our east

is

structured comercial building as shown

t | amnot suggesting that within the

ncl udi ng | ot coverage, speaking nore

specifically of height --

question?

wi ndows o

COW SSI ONER FI SHER:  May | ask a

The building to the north, are there

n the ground that --

a

THE WTNESS. Yes, they are, and they

are set back about 12 feet or so fromthe property

line. [

think you are referring to here.

COW SSI ONER FI SHER  Yes.

THE WTNESS: So our building cones

back to about this point, and we have got a

one-story

property

section. These wi ndows are off the

line about 11 or 12 feet, maybe even nore

actual ly, because there is a fire escape as well

a drive aisle.

There is a curb cut existing for our

as

parking, and there's a curb cut to access the back

of that b

that A-1,

ui Il di ng where the parking is.
COW SSI ONER BRANCI FORTE:  Fr ank,

in the center you have the park

on

54
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Were is the property?

THE WTNESS: Qur property, |I'msorry,
| should have pointed that out. Right here. So we
are northeast. Paterson Avenue, Jackson Street.

COW SSI ONER BRANCI FORTE:  The
bal coni es overl ook the park | guess?

THE WTNESS: Yes -- well, yes, the
bal conies do -- the balcony is -- it is nore of an
architectural feature than an actual balcony. |It's
very small. Enough room perhaps to stand and
per haps put one chair. It was neant nore to have --
to not to provide that pointed corner of a building
and as a way to soften that edge.

COW SSI ONER FI SHER© Can you descri be,
because | don't renmenber the details in the
transcript, what is going to be on the west side of
t he balcony that is on top of the cars -- no --
sorry -- the roof deck --

THE W TNESS: Here?

COW SSI ONER FI SHER® -- yeah. On the
west side of that wall, is that --

THE WTNESS: The west side is here.

This is our garage entry at ground
| evel .

COW SSI ONER FI SHER®  No, but above
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it -- what is going to be the fence or whatever
around that --
THE WTNESS: It is not even a fence.

It's a planter. W are showing a planter with

greenery, so there is no fence per se. It's nore of
a softer edge. | think our rendering will show that
as well, not very clearly.

COW SSI ONER FI SHER:  So, again, going
back to the building on the north, pretty nuch the
wi ndows on the north of that building are now goi ng
to be looking directly down onto a roof deck, and
the wi ndows on the bottom are suddenly going to have
their |ight blocked.

THE WTNESS: There are no wi ndows here
at the bottom This is --

COW SSI ONER FI SHER  There's no
w ndows at the bottonf

THE WITNESS: | don't think there are
residential apartnents there. | ampretty sure it
is storage for that building.

The apartnments are here, and right now
they are overl ooking the two car parking space.

Renmenber, there is a drive aisle
between this and that, so what we are changing in

this is we are bringing our building back a little
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further, and we are putting a roof on top of the
garage. So ny opinion is what they will be | ooking
at is better than what they are | ooking at now.
They are | ooking at cars now, and what we are
proposing is |looking at the green outdoor space.

COW SSI ONER FI SHER  Right. But
ultimately it will be people and noise, et cetera --

THE WTNESS: There coul d be people
here the sane as if there was a yard, the sane
condition as if this were a yard.

If this Board chose to push us in the
direction or to have a building here that doesn't
have any parking there and is a yard, it is the sane
condition, in nmy opinion, nmeaning that it woul d be
used as an outdoor space for people.

Tal ki ng about parties, renmenber what
t hese apartnents are focused on. John | oves when
say this, the famly-friendly aspect.

(Laught er)

COW SSI ONER FI SHER  No, of cour se.

" mjust saying that another alternative is you
don't put the roof deck on top of the garage. You
don't put the garage. You have the sane existing
use, and you are preserving kind of the existing

conditions on the north, their light as well as
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their lack of potential noise and nui sance of the
nei ghbor - -

THE WTNESS: Wth the cars there you
are suggesting?

COW SSI ONER FI SHER:  Unh- huh.

THE WII NESS: | don't agree. That is,
of course, for you to decide.

My opinion is that people who woul d be
buyi ng these apartnents are not going to be people
who are having | arge parties, but people want to
enj oy an out door space.

In our environnment, | don't understand
this idea pushing towards not thinking that people
can nmeke a bit of noise in an outdoor space. It is
part of our environment. It's part of who we are.
There is a noise ordinances to stop these things.

Do | recogni ze that people go past
t hat ?

Absol utely.

| don't think we should design for
peopl e who don't do it the correct way, but design
for people who do it the proper way. And with this
buil ding, we are providing with what | think is
m nimal inpact on the building to the north, a very

ni ce outdoor space for this duplex.
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CHAI RMAN AIBEL: M. Mnervini, are you
the architect for the project that is going to be
devel oped to the east?

THE W TNESS: Yes, yes.

CHAI RVAN Al BEL: Are you at liberty to
share any of the design concepts?

THE WTNESS: If it is appropriate.

MR. MATULE: Sure. It is pending
before the Board. As a matter of fact, | think it
is going to be here on May 13t h.

THE WTNESS: It is a five-story
residential building, |I think of eight units.

That's what's permtted on that site. It's a nuch
| arger site than this.

MR. MATULE: | believe it is 12
units --

THE WTNESS: 12 units, there you go.

MR. MATULE: -- with residential on the
ground floor --

THE WTNESS: It is one comercia
space on the ground floor --

MR. MATULE: -- |I'msorry.

Commerci al - -
THE WII NESS: -- which is the owner who

owns the property now wants to rel ocate his business
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and put apartnents above.

COW SSI ONER BRANCI FORTE:  You said two
dupl exes?

THE WTNESS: Correct.

COW SSI ONER BRANCI FORTE: But on the
floor plan, the first floor is --

THE WTNESS: The first floor entry --
here is the ground floor --

COWM SSI ONER BRANCI FORTE:  Ri ght .

THE WTNESS: -- that is the commercia
space.

Common hal | way, common hal l way, to an
elevator or a stair, this stair.

COWM SSI ONER BRANCI FORTE:  So t he
second floor is --

THE REPORTER: John, | can't hear you
really good over here.

COW SSI ONER BRANCI FORTE: 1" m sorry.

THE REPORTER  What did you say?

COWM SSI ONER BRANCI FORTE:  So t he
second floor is --

THE WTNESS: Yes. This stays the
parking. This stays the comon stair, which takes
you up to the third and fourth floors or fourth and

fifth floors, and this is the internal stair right

60
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next to the two apartnents.

COW SSI ONER BRANCI FORTE:  So the fifth
floor is just not shown on that plan?

THE WTNESS: Yes. It is on the next
sheet. Essentially it is the sanme as the third
floor.

MR. GALVIN Jeff has a question.

CHAI RVAN Al BEL: Go ahead, Jeff.

MR. MARSDEN: This is kind of a little
off track a little bit. But at our |ast neeting,
correct me if I msunderstood, but | had brought up
the point that the site features were wong. They
didn't show crosswal ks. They didn't show
handi capped ranps. They showed the |ight pole,
signal pole in the wong |ocation and --

THE WTNESS: You pointed out -- |I'm
sorry.

MR. MARSDEN: -- you said you were
going to go out, walk it, and have the survey
updat ed and update the pl ans.

THE WTNESS: And we still are, but
was waiting for this next neeting to see if there
were any ot her changes to be nmade. Certainly I wll
do that.

MR. MARSDEN: Ckay. Because it was in
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the transcript, so | was kind of surprised when

didn't get additional

THE W TNESS:

pl ans.

No. W didn't change any

of the plans, so | didn't have any feedback yet on

that point fromthe Board.

if there are revisions to be nade, |

t hose.

Oherwise, | wll

COW SSI ONER MURPHY: |

questi on.

CHAI RVAN Al BEL:

will make
| eave t hem al one.
have a
Go ahead.

COW SSI ONER MURPHY:  What is the

permtted | ot coverage?

and permtted stories,

Li ke we tal ked about perm tted hei ght

hundred percent for the bottom fl oor,

but you are asking for a

Certainly with feedback,

and |I'msorry,

| don't renenber the percentage for the top two --
mean four --

CHAI RVAN Al BEL: 80 percent

THE WTNESS: For the top for the
first -- just one second -- we are at 80 percent.

COWM SSI ONER MURPHY:  Ckay.

And is there a -- | knowit is an odd
lot, but is there a percentage of coverage?

s it still

THE W TNESS:

60 percent?

[t's still

60 percent.

62
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COWM SSI ONER MURPHY:  Ckay.

THE W TNESS:. Now, generally speaking
on a snmaller lot, if I may, this Board has allowed a
bit nore | ot coverage than usual because of its
irregul ar shape, but of course, each project has to
stand on itself. That is where our thinking was,
and it is a corner.

On a corner generally you don't want to
have as nmuch void as you woul d sonewhere el se on the
street. So if you wap the corner a bit, which we
have, we w apped -- along Paterson Avenue, we have
the full wdth, and by bringing the building back a
bit further on the upper floor, which is 80 percent,
and 100 percent here, there is no -- there is |less
of a -- there is nore continuity to the street
scape. That is the thinking behind it.

VICE CHAIR GREENE: Jim can | ask a
question of Dennis?

CHAI RVMAN Al BEL: Go ahead.

VICE CHAIR GREENE: Dennis, at the | ast
nmeeting, Eileen broached the subject of two
devel opnent | ots next to one another, each of which
was nonconformng, so | would like to pursue that a
little, and | amnot quite sure who to pursue it

W t h.
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MR. GALVIN. | need you to tell ne nore
about why you think -- is that a problem is it a
concern?

VICE CHAIR GREENE: Well, the concern
is that here we have an application for quite a few
variances on an interestingly shaped and positioned
| ot.

There is adjacent property that is
about to be redevel oped, and ny viewis that one of
the things we should pursue is why wasn't there
pursuit of adjoining those two |ots?

MR. GALVIN. Well, let nme wait for M.
Mat ul e.

(Counsel confers.)

THE WTNESS: | know t he answer, but
think M. Mtule is probably --

MR. GALVIN. The question that is being
asked is: W are pursuing this variance froma --
for a ClL or froma C2 perspective.

Froma C2 perspective, it is about
speci al reasons, the attractiveness of the lot, the
fact that we are renovating the site. W are going
to bring it up. That building that is going to be
there is going to be up to flood code. W didn't

get to the planner yet, but that is the basic
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general drift.

| f you are going to cone under a Cl
variance, that is an undersized lot. Then the
gquestion al ways becones: Can you acquire additional
| and.

Now, if you were sonewhere out in the
suburbs, that would be the first question we would
ask: D dyou try to acquire any of the property
fromthe next |ot.

So because there is an active
devel opnent going on, was there any attenpt nade to
acqui re the adjacent |ot.

And if not, it starts to beg the
guestion of: Can we put this in the category of a
hardship, if you haven't really tried to acquire
addi ti onal | and.

MR. MATULE: If | may, | just have --
think we are probably going to have a nelt of C2 and
Cl to a certain extent just because of the irregular
shape of the lot. But I could proffer to the Board
or I can bring the applicant up to testify that he
engaged t he next door nei ghbor in conversation
concerning this subject, and the next door nei ghbor
had neither interest in selling any of his property

nor purchasing this property, so | can put that on
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t he record.

MR. GALVIN. The other thing -- let ne
just say this, and you will be happy to hear ne say
this, is that we take each case on its own nerits.
This is the first one through the door, so if you
were to give relief here, the next one that cones,
and you wanted to sonehow sync up, you would be able
to kind of take that into consideration, the second
one. But the fact that the second one is not here,
it isreally not in play. That evidence is not
before you. You really can't consider that other
bui | di ng.

The fact that you know it is com ng
| eads you to ask the question.

Coul d we have put these together and
come up with a better planning alternative, and the
answer is they couldn't, because the next party
woul dn't cooperate with that.

VI CE CHAI R GREENE: Ckay.

MR. GALVIN. So |I say you have to take
the buil ding based on what is being presented to
you, and that's it.

VI CE CHAI R GREENE: Thank you.

COW SSI ONER FI SHER:  Denni's, just to

take that to the next one, when the next one cones
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next nmonth, this one, assuming it is approved or
whatever, if this one gets approved, we can take the
next application -- we can take this into

consi deration --

MR. GALVIN. Then you will have this --

COW SSI ONER FI SHER:  -- for the next
one --

MR. GALVIN. -- that wll be evidence
that this has been recently approved. But the sane
thing, just because they get an approval on one of
these cases, | hate to say it, but not every tine
that we approve a case does it turn into a reality.
Sonetinmes it does; sonetines it doesn't.

So, again, you have to consider what is
out there currently. Just |ike we have to take
zoning that currently exists, we can't project what
zoning we think we will be in the future, or you
know, we have to take it the way it lies.

COW SSI ONER FI SHER:  So when Frank
cones in next time and he has |ike green spikes on
t he next presentation versus this one with ribbons,
we will be able to say, how could you put these two
devel opnents instead of --

THE WTNESS: | promse | won't do

t hat .
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(Laught er)
THE W TNESS:. But yes, | understand.

M5. BANYRA: O just to the sane

ef fect, though, should there be a variance that they

are asking that would have been different had this
been taken in, | nmean, | think you are taking that
into consideration then al so.

MR. GALVIN. But what |I'msaying is |
think the way Elliot phrased the question is the
ri ght one.

Way couldn't we have gotten these two
properties together and cone up with a better
pl anni ng alternative.

Sonetimes we can, and sonetines we
can't. It is not available. So, okay, we have to
put that issue aside and just focus on this
particul ar buil di ng.

Do you agree?

MS5. BANYRA: | agree.

MR. GALVIN. kay.

M5. BANYRA: But | think also the
finish of that sentence is hypothetically if the
application gets denied, there is an application
com ng next door, maybe that is a different

opportunity as well.
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MR GALVIN  Then we can ask that
guestion to the next person, why didn't you contact
this devel oper --

M5. BANYRA: R ght, right.

MR, GALVIN. -- and | think if you were
doing it strictly on the fact that the lot has |ess
mass than it is supposed to have, there is an
obligation to try to get these properties conbi ned
up and try to nake it conformng, if you want to go
under Cl.

If you go strictly under C2, thenit's
no problem You don't have to try to --

M5. BANYRA: But you are not making --
you're not testifying for the planner right now

You are not giving himbullet points, are you,

Denni s?
(Laught er)
MR. GALVIN.  Which planner? CQur
pl anner ?
(Laught er)
M5. BANYRA: Ken Cchab. |'mjust
t easi ng.
MR. GALVIN. |I'mjust nmaking sure we

have a |l evel playing field.

MS. BANYRA: |'mjust teasing you.
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CHAl RVAN Al BEL: Al right.

COW SSI ONER MURPHY: | have one nore
questi on.

CHAI RMAN Al BEL: Di ane, go ahead,
pl ease.

COW SSI ONER MURPHY: Al so just for
clarification, so are -- 40 feet nowis after the
flood, Iike you have to build up X anount of feet

for being in the flood zone, and then you are
all oned 40 feet on top of that?

M5. BANYRA: You are allowed 40 feet
above the base flood elevation. That is what our

ordi nance says.

COW SSI ONER MURPHY: Ckay. So | guess

| ought to -- what is base flood --
M5. BANYRA: So if the base flood
el evation is 12, then you're allowed 40 feet above
t hat .
MR. GALVIN: So 52 feet.
M5. BANYRA: 52 feet then.
COW SSI ONER MURPHY:  Ckay.
VICE CHAIR GREENE: Isn't it plus one?
MR. GALVIN. It is plus one.
THE W TNESS: Pl us one.

MR. MARSDEN: It is not 52 feet total

70
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height. It is 52 feet in total from-- or it's 40
feet fromgrade. Only the building my be six
feet -- the flood may be six feet above the existing

grade. He can then go 40 feet above that.

COW SSI ONER MURPHY:  Above that six?

MR. MARSDEN: Right.

MS. BANYRA: Yes, yes.

THE WTNESS: 1In this particul ar case,
it is eight feet five inches we have to raise it for
the first residential floor.

COW SSI ONER MURPHY:  kay. Cotcha.

In this case it is 40 above eight and a
hal f feet?

THE WTNESS: Correct.

COWM SSI ONER MURPHY:  Ckay.

CHAl RVAN Al BEL: Any nore questions?

M. Cohen?

COW SSI ONER COHEN:  When Hudson cane
in after Hurricane Sandy in this area, do you know
to what height the flood danage cane?

| mean, was it eight and a half feet?

Was it higher than eight and a half
feet?

THE WTNESS:. It wasn't eight and a

hal f feet. It was not.
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COWM SSI ONER COHEN: Do you know what
it was?

THE W TNESS:. Anecdotally, only because
| have a friend who lives in the adjacent
property -- two adjacent properties, probably the
sanme conplex, it didn't reach the first floor of
this building to our north.

Does that help you a bit | guess?

COW SSI ONER COHEN:  So about five
feet?

THE WTNESS: Five feet or so

COW SSI CENR COHEN:  Yes.

COW SSI ONER BRANCI FORTE: But you were
tal king about it being water resistant?

THE WII NESS: A dry flood proof, which
means that we have to prove to DEP as part of this
approval that prior to a flood, manually we can put
flood barriers up, and that any w ndows that are
installed can handl e the hydrostatic pressures of a
f1 ood.

COW SSI ONER BRANCI FORTE: So whoever
is on the first floor --

THE REPORTER  John, | can't hear you.

COW SSI ONER BRANCI FORTE:  -- so

whoever is on the first floor conmercial space wll
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have sone protection, but there are no guarantees
that it would be a hundred percent?

MR. GALVIN. Wait a mnute. Don't talk
yet. | want to talk to the entire Board.

W have to speak up, so the court
reporter can hear us. | amnot singling anybody
out.

Everybody got nme in the back?

Can you hear ne?

Good.

(Laught er)

Thank you.

Now, you may proceed.

CHAIl RVAN AIBEL: | think we need --

THE WIINESS: In this town any new
mul ti-famly building and commercial building we
need NJ DEP approval. W need special perm ssion,
and Jeff and | have tal ked about this many tines,
for garage spaces or | obby spaces or comrerci al
spaces that are at grade |level. The way you get
that approved is with a flood barrier system

It is a conpletely a manual ly installed
system and DEP recogni zes that, so whoever is in
that space, it is their responsibility. But in

other buildings it's the building managenent's
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responsibility, but certainly it is not perfectly
fail safe. There is a human factor invol ved.

MR. MARSDEN: If | may, ny
understanding is that if you don't install the flood
wal | s because your mai ntenance guy was on vacati on,
you don't get coverage --

THE WII NESS: That is right.

MR. MARSDEN: -- so it is a very big
incentive to make sure that if you have a big storm
that you install these walls.

CHAI RVMAN Al BEL: Do we have any ot her
gquestions for the architect?

MS. BANYRA: Can | ask just a practical
question?

Once you install the panels, and you
want to get out, is there an opening, a door that
you can open?

THE WII NESS: Sone have doors built in
with seals. Sone panels are small, and you can pul
themup. Sone are a bit larger. Qhers of a
certain height, like this, you would probably have
to have a door version. DEP would require that.

M5. BANYRA: So once you install it, if
a stormis comng, you are not going to wait to the

| ast m nute, and people are still going in and out
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of the building, then you could go through one that
has this hinge, and sonehow it's seal ed, Frank?

THE WTNESS: That's right. It is
sealed just as a ship's door. That is a good
conpari son

MR. MARSDEN: Once the water rises,
t hough --

THE WTNESS: You don't want to | eave
any nore --

CHAI RVAN Al BEL: Let's get going here.

Any nore questions, Board nenbers?

Let ne open it up to the public.

Any questions for the architect?

UNI DENTI FI ED VO CE FROM THE AUDI ENCE:
| just wanted to conme up and say --

CHAI RVAN Al BEL: Pl ease cone up

This is questions, not comments.

UNI DENTI FI ED VO CE FROM THE AUDI ENCE:

Ch.

MR. GALVIN. Thank you.

CHAI RVAN Al BEL: Thank you.

(Laught er)

CHAl RVAN Al BEL: Can | have a notion to
cl ose?

VI CE CHAI R GREENE: Seei ng no one, nove
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to close public.

COW SSI ONER COHEN:  Second.

CHAI RVAN Al BEL: Thank you.

Al in favor?

(Al'l Board nenbers answered in the
affirmative)

MR. MATULE: Thank you, M. M nervini.

M. Cchab?

MR. GALVIN. Raise your right hand.

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

MR. OCHAB: | do.

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

KENNETH OCHAB, having been duly sworn,
testified as foll ows:

THE WTNESS: It's Ken Qchab,

O c-h-a-b, 1216 Fairlawn Avenue, Fair Lawn.

MR. MATULE: M. Chairman, | would ask
that you accept M. COchab's credentials as an expert
w tness in planning.

CHAl RVAN Al BEL: W do.

MR. MATULE: Thank you.

M. Cchab, you are famliar with the



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Kennet h Ochab

zoni ng ordinance and the naster plan of the city of
Hoboken?

THE WTNESS: Yes, | am

MR. MATULE: And you are famliar with
this project as revised?

THE WII NESS:  Yes, i ndeed.

MR. MATULE: As a matter of fact, your
original report was August 12th, 2013, and you
updated that with a new report, dated April 10th?

THE WTNESS: Yes, | have.

MR. MATULE: Wuld you go through your
report for the Board and give us the benefit of your
pr of essi onal opi nion regardi ng the requested
vari ance?

THE WTNESS: | keep saying C2. C2 is
in the back of ny head.

(Laught er)

| don't want to be redundant with the
architect, Frank, because he covered a |ot of
ground, but just let nme say for the purposes of
zoning, we are in the R 3 Zone, and both uses are
permtted. W have residential uses permtted in
the R3 and retail use is also permtted because it
nmeets the criteria under Section 196-33 for retai

uses in residential zones, so both uses are
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permtted, and there is no use rel ated vari ance.

The one maj or variance, which is nmajor
inny ternms, because it's a D variance, is for
bui | di ng height for the nunber of floors.

We don't need a buil ding height
vari ance for the physical height of the building
because we are at 40 feet above the adjusted base
fl ood el evation, which is the requirenent under the
R-3 zoni ng designation

So we are good there. It is just that
the nunber of floors in this case is five as opposed
to -- it depends how you look at it, three with no
parking, or four if you have parking underneath, so
in any case, we need a D variance for the nunber of
fl oors.

We al so need several C variances. Lot
coverage, which again has been di scussed by Frank,
for 100 percent coverage on the first floor, 80
percent on the upper floors.

The front and rear yard variances as
well, and basically zero in the front yard and zero
rear yard, and we have a roof coverage vari ance,
where ten percent is permtted, and we are at the --
al nost 35 percent, and | will go through the reasons

why we are there.
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As far as the D variance is concerned,
we have the proofs that we need to discuss with the
Board under Coventry and al so under the Grasso case,
and we have done this, of course, before, so the
guestions basically are twofold.

Is the five-story building within the
character of the neighborhood, established character
of the nei ghborhood that we are di scussing, and
secondly: Wat is the inpact of the fifth fl oor,
the additional floor in this case, with respect to
t he nei ghbor hood.

So, of course, | have taken nmy own set
of phot ographs. These are pl anni ng phot ographs as
opposed to architectural photographs, so architects
have one way of | ooking at it, and planners have
just a slightly different way.

MR. MATULE: If | mght just interrupt
for one m nute.

We need to mark this exhibit. | don't
know where we are at

M5. CARCONE: A-5.

GALVIN.  A-5.
MATULE: A-5.

CARCONE: |'msorry.

> » 3 3

MATULE: Thank you.
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MR. GALVIN. | nmean everybody.

(Laught er)

MR. MATULE: M. Cchab, we are going to
mark this Exhibit A-5.

(Exhibit A-5 marked.)

MR. MATULE: | see you have two nore,
so we are going to mark them A-6 and A-7, and then
you can, as you testify, identify themfor the
record. And if you took the pictures, say you took
t he pictures and when you took them

(Exhibits A-6 and A-7 marked.)

THE WTNESS: Okay. On A-5is four
phot ogr aphs, two of the site and two of the
buildings in the surrounding area. | took these
phot ogr aphs. These were actually taken | ast year.
But | was at the site a week ago, and the conditions
are al nost exactly the sane with respect to that,
except there are still no | eaves on the trees, so
that is the only difference.

And what | amgoing to hope to show you
is that the preponderance of buildings within the
framework of where we are, the proximty of where we
are, it is essentially five-story buildings. There
are one or two four stories, but particularly the

buildings to the north, but you will see that
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four-story building because of its early character
is still pretty tall physically with respect to what
we are doi ng.

So the upper left photograph is a

phot ograph of the property in question here. W are

on the corner of Jackson and Newark Street. It is
an existing three-story. Retail is on the ground
floor.

Then to the right of the photograph of
t he building, we have basically the retail lot for
the building that is set back that is the next
application in the door, so to speak.

Then beyond that, we have our
residential building facing Newark Street, which is
five stories in height, so we have that to consider

Wthin that sanme bl ock space, we have
at | east one other building, and the only other
buil ding, which is five stories in height.

The upper right photograph is a
phot ogr aph taken from across the street in the plaza
area, which is actually the I ower |eft photograph
where there is a little single-story restaurant.
| have taken that photograph |Iooking in a northerly
di rection.

So what we have is the building, of
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course, that is going to be renoved, and then beyond
that we have the building, the immedi ate building to
the north, which as Frank said, has a driveway
directly adjacent to our property, so there is 12
feet of driveway space, and our second through fifth
floors is another 15 feet beyond that, so we have
about 25 or 27 feet or so.

But as you can see, the building next
to that, which is a five-story building, these two
northern buildings are part of the St. Joe's
Chur ch/ School .  Some of you know this better than
do. But the building to the north of that is five
stories wwth a little penthouse on top.

So if you are | ooking from Newark
Street or just beyond Newark Street back up, you
W ll see this basically six-story building, whichis
pretty prom nent and sort of in the street scape of
t he area.

The | ower | eft photograph, again, is
t he photograph directly across Newark Street from
the site standing on the corner here.

On the upper left photograph, just by
the corner of the building, |ooking back across, and
we have a one-story, a plaza restaurant buil ding

t her e,
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Then beyond that, we have buil di ngs
that are to the right, one, two, three, four, five,
and a penthouse, and just behind that restaurant we
have one, two, three, four, five, and then a
pent house on top of that, so we basically have a
si x-story building, |ooking out on Qoserver Hi ghway,
so that buil ding beyond there.

Then the | ower right photograph is the
phot ograph of this building in the upper left on
Newark Street. This is fromthe front of the
bui | ding, again, just to show you what it is. It is
one, two, three, four, five stories.

So that is the context that we are
basically in with respect to that.

A-6, again, shows several buildings.
The upper photograph on A-6 is a photograph from
Jackson Street | ooking west towards the cliffs.

V¢ have an ol der one, two, three,
four-story building, and then beyond that we have
newer construction, one, two, three, four, five
stories.

And then, of course, way beyond that,
we have the building that's at the Second Street
light rail station. | can never renenber the nanes

of these projects, but that's basically a 13-story
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bui | di ng beyond t here.

The m ddl e photograph is a photograph
of Jackson Street. This is the property i mediately
next door. As | said, it's basically one, two,
three, four stories, but the floors are apparently
taller, bigger, and it has the appearance of a
five-story building.

On the architectural plans, there is a
street profile. |If you |look at that profile, our
building is basically half a story hi gher and equal
to the building to the north of that, so it is one,
two, three, four stories, but the building again is
very tall with respect to the devel opnent.

Then the | ower photograph is a
phot ogr aph agai n | ooki ng back across the plaza area
on Qobserver Hi ghway, just to get a different view of
the one, two, three, four, five-story buildings
t here.

Sort of a broadening out fromthere,
taking a step back fromthe i nmedi ate area, what
tried to do was get a nore | arger perspective of how
the building fits into the Newark Avenue street
scape.

So in the upper photograph, I'm

standi ng west of the site |ooking back to the east.
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This is our building to the left side, and then
beyond that we have basically a 15-story buil ding,
which is at the turn of Paterson and Newark Avenue,
and this building is sort of promnent with respect
to how you view that street scape.

Then to the right, we have the
bui |l dings I showed you on the previous photo, that
is on A-6. This is the | ower photograph of the
bui | di ngs here.

And then, of course, beyond that we
move back. This is probably now back on to beyond
(bserver Hi ghway, again, we go back to the 13 and
14-story buil di ngs.

And then just a different perspective
here of the Newark Street area. This is our
building to the -- I"msorry -- we are at the center
here, and these are the two buildings to the north
of us, and then the St. Joe's building, St. Joe's
bui | ding again. Again, you can see that they are
very tall buildings, and we should be just about in
terns of height equal physically with those
bui | di ngs.

Then behind us on the back street, we
have anot her six-story building, and again, the

five-story buildings fronting on NewarKk.
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The | ower photograph is a photograph
from Jackson | ooki ng south and, again, we are just
showi ng the plaza area with the restaurant.

Al so, the area imedi ately diagonal |y
across fromthe site, which is the location of the
new park, southwest park, which would be diagonally
across from us.

Soif | amtrying to prove a point
here, the point is that the height of the buildings
within this area, particularly the new construction
is definitely five stories in nature, and there are
areas where it certainly exceeds that from a broader
perspective where you have very tall buil dings.

It sort of sets up a street scape where
you are |looking at a five-story devel opnent
scenario, either south, or in this case to the
north, it matches directly on A-6 the property
directly to the east.

And then going to the west, we have new
devel opnent, a five-story, and then ten stories
after, so we actually have two, | want to say, ten
to 13-story buildings at either end of this
i mredi ate corridor.

So what Frank was trying to point out

was com ng down into Hoboken from Paterson Pl ank
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Road or up from Jersey Avenue, this building has a
prom nence because it is at that acute intersection
of Jackson and Newark Street, so it doesn't actually
stick out, but it does have a prom nence, so it is
very inportant, | think, froma planni ng perspective
to have a building, which is not substantial, that
is not the right word, but a building that is not
understated or not weak. You need a strong presence
at this intersection even for that small site
because of the way the intersection is so acute.

So on that basis, | think we do neet
the Coventry and the Grasso criteria by indicating
t hat t he nei ghborhood character in this case is
definitely five stories and greater.

Wth respect to | ot coverage, we have a
hundred percent | ot coverage on the ground fl oor.
| don't know how many corner |ot applications | have
had, but every one | have had was pretty nuch a
hundred percent coverage. It is the nature of the
way Hoboken has devel oped and i s devel opi ng when you
have a corner lot situation. You don't really have
yard areas on the corner |ots.

You don't really have open space. Any
open space or passive recreation area doesn't

contribute towards this open space concept in the
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m ddl e of the bl ock because the corner lots are
henmmed in by the two |ots adjacent to themon either
side, and that is conpletely different fromcenter

bl ock devel opnent, where you have a lot in the
center of the block, and you have a rear yard, and
it opens out into that open space area in the
center, which is the concept that Hoboken was trying
to achieve. The corner lots don't do that. The
corner lots are hemred in with respect to those

| ots.

So in that case, | have had a | ot of
hundred percent coverage applications there.
think it is appropriate with respect to howit is
devel oped, whether it's a hundred percent or 80
percent for the upper floors. And actually the
zoni ng ordi nance at | east appears to encourage that
type of developnent. It is Section -- | did have it
here -- | got it -- 196-15(33).

It tal ks about the corner |ot should be
devel oped to the maxi mum extent possible because of
the way that they sit wthin the devel opnent
scenari o wi thin Hoboken, which is they are the
anchors. They are the pillars of the block, so the
corner lots are very inportant in that respect, and

196- 15(3) speaks directly to that.
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So with respect to coverage, | think it
woul d be appropriate, i.e., C in order to | ook at
it in that regard

The front yard, rear yard setback
requirenments are pretty nmuch the sane scenario.

The front yard typically is zero
particularly on the devel opnent, and that matches
t he devel opnent al ong Jackson as well as al ong
Newark Street at |east wth respect to the buil dings
that are there.

As far as roof coverage is concerned,
mechani cal equi pnent covers 17 percent of the roof
area. The rest up to 35 percent is covered by the
two decks, so we have a second story deck on the
roof of the parking garage and an upper story deck.

The second story deck is about 350
square feet, and the upper story is about 280, 290
square feet.

The upper story deck is set back ten
feet fromthe edges of the roof area, so ny viewis
you won't be able to see anything fromthe street
| ooking at the upper story deck, and of course, the
second story deck area, again, will have sone
exposure to the building next door, but it is a

deck, which has | andscaping and trees and shoul d be
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pl easing to the eye fromthe adjacent properties.

Al so, froma naster plan perspective,
this is a situation where we are actually doing two
units, two residential units, no variances for
density. Large famly units, four bedroons, 2500
square feet each, which really is for famly
occupancy, and that neets one of the objectives of
t he master plan.

And we are al so establishing a retai
use on the bottomfloor, the lower floor, which in
my view helps to add viability to the park, which is
being built across the street.

As a matter of fact, in the park
anal ysis, there were questions of residents as to
what they wanted to see around the park, and one of
the primary objectives or answers was that they want
nmore retail. They want to see restaurants or stores
or places you can buy goods and services and
what - have-you, so | think this is sort of the cart
before the horse a little bit, but the retail space
woul d be a benefit fromthat perspective because it
is actually answering sone of the needs of the
potential park users.

Wth respect to the Minicipal Land Use

Law, I wll just say we are providing sufficient
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space in an appropriate location. This is one of
those unique lot situations that we don't often get,
and | think we need to maxi m ze our design view and
design potential for this particul ar area.

And certainly we will enhance the
vi sual environnent. W have a building which is
actually leaning. | don't knowif you |ooked at it
closely, but it is actually leaning over. That is
why the photographs to me didn't | ook right at
first, because |I thought | was doi ng sonething
wong, but it's actually the building.

W are renoving that building and
putting up a new building that has sone character to
it, and it has maybe sone debate to it. You know,
one of ny old planning professors said that the mark
of a great city is when you discuss and debate its
architecture.

So whether you like the architecture or
you don't |like the architecture, one of the primary
things froma planning perspective is to have
architecture which, of course, many cities do not.
And the mark of a great city is when you can have a
debat e about that architecture, so that is why
real ly applaud Frank's efforts here with regard to

this tiny lot and wth a focus not only on the
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street scape, but again, on the park that will be
created across the street.

So on that basis, | do think that we
have nmet the criteria for the height variance for
the additional floor. As | said, we don't need a
physi cal height variance. There is no density
vari ance, and the bul k variances | believe are a
function of the design of corner lots within the
city and how those corner lots are presented in
pretty nmuch all cases, and they do neet the C2
criteria with respect to a benefit of having this
uni que design at this |ocation.

Wth respect to the negative criteria,
again, the closest inpact area is the neighbor to
the north. That neighbor to the north does have
w ndows, and those wi ndows, | don't know the
interior layout of that building to the north, but
there is sonme view back on the | ower deck area
which in nmy view, would not be substanti al

It would either be | ooking at the | ower
deck area or | ooking at what had been there before,
whi ch was a parking space or two and a garden next
to the parking spaces, so certainly | ooking at a
| andscaped deck woul d be nore pleasing to the eye

than | ooking at two cars parked in the rear yard.
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That wll be it, M. Chairnman.

Thank you.

MR. MATULE: Thank you, M. Cchab.

CHAI RVAN Al BEL: Thank you, M. Ochab.

Board nenbers, questions for the
pl anner ?

M. Cohen?

COW SSI ONER COHEN: M. Cchab, you had
testi nony about the fact that since this was a
corner lot, that there doesn't -- that the code
suggests that you can build to the nmaxi num | ot
coverage. |Is that -- if | understand your testinony
correctly, is that 196-15(3)?

THE WII NESS:  Yes. | want to be
careful about 15(3) because the | anguage is
i nteresting, but you have to sort of read into it a
little bit nore, which I take it that that is what
you were | ooking at.

COW SSI ONER COHEN:  That is what | was
| ooki ng at, because | read that section to say that
the corner lot could be built to the maxi num hei ght
permtted for the district.

| amreading: The principal building
or portion of a principal building constructed in

the corner lot area may be built to the maxi num
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hei ght permtted for the district, which is
different -- | took your testinony to nean that you
coul d have maxi num | ot coverage on a corner |ot,
which | think is a different issue and the one that
| amsort of nore interested in.

| nmean, | believe that there are nmany
corner |lots in Hoboken, where there are gates where
people are not building to the gate, and that is
part of the charmof sonme of the corner lots in our
nei ghbor hood that nmake it workable to have a barrier
and a green space.

| am wondering, you know, if |
m sunder st ood your testinony or | m sunderstood your
testinony with respect to the code.

THE WTNESS: No, | don't think you
di d.

| nmean, | really wanted to focus on the
hei ght of the buil ding because we are achi evi ng
maxi mum hei ght, which | think speaks directly to
this. But | amalso sort of taking the license to
go beyond that, and based on ny experience here as
wel | as el sewhere, by | ooking at corner |lots and how
they fit into the block concept.

COW SSI ONER COHEN: Wl l, let's just

tal k about the corner lot here. | nean, it is going
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to be setting the standard for the lot, and | heard
a lot of applicants cone and say, well, this
property is at a hundred percent |ot coverage. W
are building next toit. And as we you go down the
street, they should all match. It wouldn't nake
sense to have one set back

And here we are tal king about a lot on
the street where we are going to be seeing
addi ti onal applications, and we are going to be
setting the standard for the street, and | am
wondering as a planner, if you have any concerns
about buildings wth a hundred percent |ot coverage
where we are sort of sticking out a new street
scape, which | would say --

THE WTNESS: | don't have a problemin
this case with it because, as | said, when you have
|ots that are on the inner portion of a block, they
do back out on to the open space, the center bl ock
open space area, SO there is an issue there with how
they relate to that open space area.

You know, we had |lots of those, where
decks have gone out, or we have parki ng garages
going out to the rear of the lot line, and we had a
debate about that. But this |ot cannot achieve any

of those objectives of the master plan, which is
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basically saying we want to have center bl ock open
space, because it can't get to the center of the
open space. It is hermmed in by the two lots
adjoining it on either side. So then the only

pur pose of providing for open land area is just for
the enjoynent of the owners.

COW SSI ONER COHEN:  Can you tell nme
with respect to the lots on either side that are so
called henmng themin to what -- are they a hundred
percent | ot coverage on those properties or are
t here setbacks on those properties?

Are you aware?

THE WTNESS: | think the building to
the north is set back.

COW SSI ONER COHEN:  How far is that
set back?

THE WITNESS: | was afraid you woul d
ask me that. | can't tell you in all honesty, but
it is set back

COW SSI ONER COHEN:  Woul d you say nore
than five percent of the lot?

THE WTNESS: Hum well, based on the
aerial photographs, | would say maybe ten or 15
feet, about that.

COW SSI ONER COHEN:  Ckay.
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THE WTNESS: And the lot to the east,
which is the next application on deck here, | think
it is an open book at this point --

COW SSI ONER COHEN:  Ri ght .

THE WTNESS: -- it has a very snall
building on it, which does back up to the rear |ot
line, but that is going to be renbved, so..

COW SSI ONER COHEN:  Under st ood.

Thank you.

CHAI RVAN Al BEL: Any Comm ssi oners?

M. G eene?

VICE CHAIR GREENE: M. Cchab, what
architecture style would you, in your opinion, what
woul d you call this building?

How woul d you descri be the buil ding
architectural ly?

THE WTNESS: | didn't try to
categorize it. Certainly nodern. It would be -- if
| had to categorize it, that would be it. Unique
woul d certainly be --

VICE CHAIR GREENE: Now, in the various
vi ew sheds and | ooking at this building and this
property, you did a very good job of describing the
hei ghts of all of the buildings surrounding it.

Are there any other buildings that you
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woul d consider of simlar architectural style?

THE WITNESS: | would say not, no, and
| think that is okay. | think that's okay froma
pl anni ng perspective. Every building doesn't need
to be the Italian renai ssance, you know, flat roof
on top with an overhang or early, you know, 1900s
architecture.

| think it is very interesting when we
go up sone of the streets in Hoboken now to see sone
of the nore nodern designs being built. | nean sone
| Iike, sone | don't |like, but that is just ny
per sonal opi nion.

VICE CHAIR GREENE: So you think froma
pl anni ng perspective that diversity of building
style is a positive?

THE WTNESS:. | do.

VICE CHAI R GREENE: Even if that
diversity is extrenme?

THE WTNESS: | do, | do, particularly
with respect to the major street corridors because
they are not set. This building is not set into a
cl ose-knit nei ghborhood Iike you would have, if you
went up Jackson or WIllow or any of those. It is
out on the main street.

It has a commercial use across fromit.

98
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It is going to have a park on the other side, so |
think it is a unique opportunity here to do
sonething nore dramatic, and I may like it, or |I may
not like it. But froma planning perspective, it
certainly can enrich the street scape and the
entrance corridor into the downtown Hoboken.

VI CE CHAI R GREENE: Thank you.

Then two questions about the outdoor
spaces, two roof decks. |'d probably describe the
traffic pattern around this building as quite busy.
It is quite a substantial intersection.

I n your opinion, would that outdoor
space actually get much use from consi dering how
noi sy or how nmuch air pollution there mght be in
the vicinity on an al nost ongoi ng basi s?

THE WTNESS: | never thought for a
nmonent that it wouldn't be used because of either
noi se or any other environnmental issue, just because
the spaces that are being designed are for famlies.
A famly, particularly a four-bedroomfamly, which
woul d be, you know, three children, maybe four
children, would use that space, weather conditions
permtting, regardless of noise or any other factor.

VI CE CHAI R GREENE: Ckay. Thank you.

CHAl RVAN Al BEL: Ms. Fisher?
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COW SSI ONER FI SHER | have a
foll owup question that | wanted to ask.

Back on the architectural plan, one of
the things in the master plan, and | don't have it
in front of ne, is that the architecture is supposed
to have a Hoboken feel to it,

So to the -- sort of carrying forward
what Comm ssi oner Greene said, do you -- |ike when
you |l ook at this, do you really see the Hoboken
feel ?

And | understand that Frank has
hi ghlighted that there is some nice brick init and
that is going to pick it up, but overall, nmy own
personal view is having nodern architecture is fine
as long as it sonehow has, you know, connective
points in the community, and | think the master plan
want s that.

So in your professional opinion, do you
think that it has that continuity or that kind of
activity?

THE WTNESS: | feel stronger about
that when we are off the main drag into the little
street nei ghborhoods, but on the main drag we have
such a mx of different uses, commercial, and sone

industrial still lingering just at the south end of
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Qobserver H ghway, and then you have the huge
15-story buildings at either end, so you have a m x
of character and a m x of building design. It would
just fit into that.

| know Frank -- again, |I'mnot an
architect, so | can't speak to that, but | know that
Frank tries to pick up el enents of the Hoboken | ook
in what he does.

COW SSI ONER FI SHER  Yeah. He
presents -- I'"msorry -- he presents a nunber of
t hi ngs, and he has been | think very successful
about picking up his field. This one seens a little
bit on the edge, the further edge of what he has
typically put up

MR. GALVIN.  You m ght want to reserve
your opinion --

COW SSI ONER FI SHER | ' m sorry.

MR. GALVIN. -- to the end when you go
to deli berations.

COW SSI ONER FI SHER  Sorry.

CHAl RVAN AIBEL: M. Branciforte?

COW SSI ONER BRANCI FORTE:  You know,
|l et me go back to what you are sayi ng about the
other buildings that surround it. Particularly here

in A-2, | think, at the bottom-- yeah, the bottom
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over there -- you know, | don't know when or if that
had conme in front of the Board for a variance. Does
anybody know i f that woul d have conme before the
Board or not?

THE WTNESS: | suspect it would have
since it is five stories.

COW SSI ONER BRANCI FORTE:  Yes, so it
di d.

You know, ny question putting it out
there for discussion is: You know, when that thing
was approved, there were probably special reasons
back then, the nei ghborhood probably needed
devel opnent and whatnot, and over the years things
have changed. | nean, Hoboken has evol ved and
what not, so, you know, the special reasons that my
have been given back then for approval may not stil
apply today, and that's the question, and why should
we consider that as relevant to what you are
proposi ng toni ght?

THE WTNESS:. | never spoke about
speci al reasons, because the special reasons test is
basically reserved for use variances --

COWM SSI ONER BRANCI FORTE: |t hink
m sspoke - -

MR. GALVI N: No. Wait a mnute. Tine
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out. You didn't m sspeak.

There are a bunch of C variances here
that woul d have to neet the special reasons
requirenments. |'mjust saying, so nobody has
m sspoken - -

THE WTNESS: No. He was
characterizing ny testinony as to special reasons,
and | never spoke about special reasons with respect
to the --

COWM SSI ONER BRANCI FORTE: Wl |, then
et me just rephrase that conpletely.

MR. GALVIN. Sure, go ahead.

COW SSI ONER BRANCI FORTE: Back t hen
when these buil dings were coming up in front of the
Board, | guess back into the early '90s, if not late
' 80s, you know, this neighborhood was in need of a
junp start, and they got it with these new buil di ngs
and what not .

You know, does the nei ghborhood stil
need that junp start?

Is it fair to conpare this application
toni ght to what was needed back then and why those
bui | di ngs were approved?

THE WTNESS: That has to be up for you

to decide. M viewis to |look at the existing and
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the energing character of the area that we are in,
and nmy conclusion after |ooking at that is that
basically these are five-stories plus. That is the
nei ghbor hood that we are in, and that is where the
bui | di ng heights are evolving, too, if not there
al r eady.

MR. GALVIN. | want to agree with M.
Cchab. | think at sone point you are going to have
to make a deci sion whether you think the proofs are
t here, whether you |ike the case, whether you like
this ook in this |ocation.

| think that all of the wi tnesses so
far have laid out -- he made his testinony. Unless
you have sonething as to sonething of a factual
nature, | don't see that M. Cchab is going to alter
hi s opi ni on.

COW SSI ONER BRANCI FORTE:  Yes. | just
wanted to put it out for discussion.

CHAI RVAN Al BEL:  Ckay.

Any ot her Board nenbers?

Ms. Banyra?

MS. BANYRA:  Yes.

M. Cchab, when you were speaki ng about
the street scape and a hundred percent coverage,

t hi nk you characterized the open space fromthe

104
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master plan just as relating to the donut hole.

| think, | guess | would, you know,
respectfully disagree with that.

| think as Comm ssi oner Cohen raised
the idea that there are little courtyards in
backyards that open up into interesting spaces, soO
think | disagree with you a little bit on that.

The question | have for you is relative
to the curb cut. | don't think you addressed the
driveway and curb cut and the nerits of that in and
of itself. | don't find it an advantage to this
property, particularly on the location or to the
street scape, so maybe you can tal k about that a
little bit.

THE W TNESS:. (kay.

There is a two-car driveway proposed at
the northern end of the property. There is one
there now, so the proposal was to keep that
driveway, and it's open air parking there right now,
so the proposal was to store those two vehicles
underneath the -- in the first floor of the
bui | di ng.

The R-3 Zone does allow curb cuts, does
allow of f-street parking. It is only the RR1 and 2

that are really nore restrictive with respect to
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par ki ng, and just thinking about that I went to the
site, took a wal k up Jackson Street, and found out
that in this particular block there is seven -- not

i ncl udi ng our driveway proposal or existing cut,
there are seven other driveways al ong Jackson
Street, so | don't think that having -- keeping the
driveway with the two cars in it is abhorrent to the
character of the existing neighborhood. It has been
there for a long tine.

And the other thing that we are doing
here is establishing, really establishing |arge
famly units, and those units, in ny view, if
anybody has the need for a car, it wuld be a | arge
famly unit because daily life requires those
things. Not everybody can wal k everywhere, and so
this would be -- and | probably wouldn't argue this
anywhere el se -- but this would be one of the nore
unusual cases where | think it would be valuable to
have those two spaces and keep those two spaces for
the two residential units.

M5. BANYRA: M/ next question: D d you
do a calculation of if you reduced coverage from 80
percent, | think it is 80 percent on floors two
t hrough five, | believe you could still have

famly-friendly units and still get open space in
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t he back, should the Board decide that that is nore
attractive.

Did you do the cal cul ation, and do you
know what that coverage would end up bei ng?

Because hypot hetically, assum ng the
Board went with the concept or the idea that the
hei ght based on your testinony in the Grasso case,
that the height can be net, and that we coul d have
potentially five stories, so it's two dupl exes,
think you still have the substantial apartnents.
Maybe you can talk to that and how that woul d match
up.

THE WIITNESS: | didn't do that
particular calculation, so | can't tell you what
t hose nunbers woul d be

The only thing that | would say is that
| find it very unusual to be | ooking at a
residential unit with four bedroons. Typically the
large famly unit is three bedroonms max. This is
very unusual that we have the fourth bedroomwth
respect to that, so --

M5. BANYRA: Do you also find it maybe
unusual that it is a very small |ot to have two
four - bedroons and that naybe one four-bedroom one

t hr ee- bedroom based on all of the variances you' ve

107
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testified about, and you still can achi eve speci al
reasons, and you know, you testified that there is
adequate light, air, and open space with 100 percent
| ot coverage and then 80 percent on the second
floor. | think you proffered that with the unique
desi gn.

Don't you think you could still have a
uni que design and have a reduced | ot coverage?

THE WTNESS: | think it is certainly
debatable. | won't debate the point.

CHAI RVAN Al BEL:  Ckay.

Seei ng no questions fromthe Board,
will open it up to the public.

Anybody have questions for the planner
fromthe public?

Seeing none, may | have a notion to
cl ose?

COW SSI ONER BRANCI FORTE:  Modtion to
cl ose.

COW SSI ONER COHEN:  Second.

CHAl RVAN AI BEL: Al in favor?

(Al Board nenbers voted in the
affirmative.)

CHAI RVAN Al BEL: Thank you.

M. Matul e?
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MR. MATULE: | have no further
W t nesses.

CHAl RVAN AIBEL: W will open it up to
the public for conment.

Does anybody in the audience wish to
conme up and comment ?

MR. GALVIN. Raise your right hand.

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

MR. CHARTIER | do.

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

MR. CHARTIER  Tom Charti er,
Ch-a-r-t-i-e-r.

MR. GALVIN. Tom give us your street

addr ess.

MR. CHARTIER: 70 Monroe Street.

MR. GALVIN. Al right. You may
pr oceed.

MR. CHARTIER: | just want to point out
three things that | |ike about the project.

| don't know if you have been by the
property or if you know t he nei ghborhood. | have

lived there for about 15 years, and three of the
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problens that we have is very little retail, and we
had a retail spot at this location that went away,
sol amglad it is comng back. It is a very
transi ent nei ghborhood, so I amvery happy to see
that we are getting big famly-friendly apartnents.

| happen to wal k my dog past this
property at |east once a day. | amvery happy to
see that there is exciting, sort of interesting
architecture going on. W have a |lot of bland
cooki e cutter devel opnent that's gone on over the
past at |east ten years and as recently, as you
said, about two years, so | amglad to see this
going on. If this gets approved, | will be thrilled
to see it.

Thank you.

COW SSI ONER COHEN: Thank you.

CHAI RVAN Al BEL: Anybody el se fromthe
public wi sh to coment?

Seei ng none, can | have a notion?

COW SSI ONER BRANCI FORTE:  Modtion to
cl ose the public portion.

COW SSI ONER GRANA:  Second.

CHAl RVAN AI BEL: Al in favor?

(Al Board nenbers voted in the

affirmative.)
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CHAI RVAN Al BEL: Board nenbers, open it
up for deliberations.

MR. GALVIN. D d you want to say

anyt hi ng?

MR. MATULE: Yes.

| was just going to say, M. Chairnman,
wi th your indul gence, | have been listening to M.

Banyra's coments concerning | ot coverage, and |
woul d |'i ke again your indul gence a couple of m nutes
to address that issue wwth ny client, to see if |
can give sone response to that before the Board gets
into their whol e di scussion of the application

VICE CHAIR GREENE: Want to take a
five-m nute break?

COW SSI ONER COHEN: How | ong of a
br eak?

MR. MATULE: Five m nutes.

CHAI RVAN AIBEL: | would really like to
push forward here.

| don't want anybody to | eave the room
You guys go out and do what you need to do.

Three m nutes --

MR. GALVIN. W are going to take a
break out at the end of this case, so --

MR. MATULE: | wll try to make it two
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m nut es.

(Short recess taken.)

CHAI RVAN Al BEL: Back on the record.

MR. MATULE: Thank you, M. Chairnman,
for the opportunity to confer with ny client.

| have spoken to ny client and with the
architect, and the consensus is that we could reduce
the | ot coverage by an additional ten percent, which
woul d reduce the size of the units by approxi mately
ten percent, which would bring the | ot coverage down
to 72 percent on those upper four floors rather than
80 percent, and still nake the units work as
famly-friendly units.

So, you know, based on that, we would
like to amend the application to reduce that 80

percent | ot coverage on the upper four floors to 72

per cent .

(Board nmenbers confer)

MR. GALVIN. You can discuss it or you
can nove into, you know, | amsaying -- you are

asking us to permt themto anmend it.

If you want to permt themto anend it,
then the next question is: Do you need to see it,
or are you okay with just --

M5. BANYRA: O you are just going to
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tal k about what was just proffered.

MR. GALVIN. This anmendnent.

COW SSI ONER BRANCI FORTE:  What ten
percent is --

CHAI RVAN Al BEL: Hum you know, we w ||
deliberate, and in light of the anendnent that is
offered, I have difficulty with it, because (a), |
think it is -- | can't understand what the inpacts
are of the small reduction on the upper floors. |
have ot her concerns that | wll express during
deli berations. But procedurally, | amjust not
entirely sure whether we are now debating somnet hi ng
that we have not seen in plans and desi gns.

MR. MATULE: | nean, just so we are
clear, there is only one way they can reduce the
size of the building, and that is making it |ess
deep. In other words, nove the rear wall further to
t he sout h.

CHAI RVAN Al BEL: What advantage is that
going to yield?

MR. MATULE: Excuse ne?

CHAI RMAN Al BEL: What advant age or
benefit is that going to provide other than --

MR. MATULE: It is going to create a

further separation fromthe building imediately to
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the north and theoretically create at | east nore
open space.

CHAI RVAN Al BEL: So the north side of
the buil ding woul d be reduced by ten percent on the
upper two floors? |Is that what the proffer is?

MR. MATULE: Upper four floors.

The entire upper four floors, the
entire residential portion of the building wuld
slide back ten percent.

MR. MNERVINI: VWich is six feet.

MR. MATULE: VWich is six feet?

MR. M NERVIN : Yes

So the upper floor dinension right now
is 58, as | recall, if you renpbve six feet off the
bui | di ng approximately here, if that were a strai ght
l'ine.

COW SSI ONER DE FUSCO:.  Wbul d that nove
the parking curb cut six feet closer to the
i ntersection?

MR. MNERVINI: No. The parking
doesn't nove because the back wall is on the Jory
building is on top of here anyway, so nore than
likely it will nowline up with the rest of the
bui | di ngs.

COW SSI ONER BRANCI FORTE: So you are
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tal ki ng about the six feet, but renoving six feet
starting on the second fl oor?

MR. MNERVINI: The second, third, and
fourth and fifth.

MR. MATULE: Frank, to maybe nake it
clearer, on Sheet Z-5, for exanple, the proposed
second floor, you are show ng approxi mtely 14 feet
two inches fromthe rear wall of the building --

MR. MNERVINI: That would becone 20
feet --

MR. MATULE: -- so that woul d becone 20
feet two inches?

MR. MNERVINI: Yes. The back wall
woul d be 20 feet fromthe lot Iine. This dinmension
woul d be 20 feet.

MR. GALVIN.  You guys have anyt hing
else, or that's it?

MR. MATULE: That is it.

MR. GALVIN. Thank you.

Appreciate it.

MR. MATULE: Thank you for the
opportunity.

CHAl RVAN Al BEL: Board, | would like to
open it up for deliberations.

Does anybody want to start off?
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M. G ana?

COWM SSI ONER GRANA: | will go first.

| struggled with this project because
actually think there are many el enents to it that |
think are quite good. | think that the fact that we
are maintaining the mx of uses is a positive for
that community, that we are introducing
famly-friendly architecture into that comunity is
al so a positive.

| also think that the lot is, you know,
there is hardship associated with that lot, and |
thi nk sonme of the proofs around the variance in that
space nakes sense.

| will just be candid and say that a
| ot of testinony has been given froman architecture
and pl anni ng perspective that introducing both
architecture into the site is an enhancenent.

| think it is alot for a signature
structure. | amnot convinced this is the right
architecture, to be candid and say that.

There was testinony |ast tinme and al so
tonight, particularly last tinme, about a nunber of
t he vi ew sheds that could have been taken into
context wth any particular architecture, and |

don't think those have been satisfied, so | do
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struggle with the application, so | would vote no.

CHAI RVAN AIBEL: | will junmp in here
and add, you know, ny thoughts.

| sort of got two problens, and | w |
start first with the issue involving famly-sized
units. You know, we all respect and want to pronote
t hat val uabl e benefit to the comunity, but
oftentines | sense that it is the tail wagging the
dog.

In this case | agree with Ms. Banyra.
| think we are trying to inpose on a very tiny | ot
these very large units that are not supported by the
lot. It is small

| think the testinmony from M. Cchab
was that it is tiny, and let nme segua over to the,
you know, other point that M. Gana is discussing.

Location, location, it is an issue that
cuts both ways. There has been testinony that we
ought to have a unique design or an artistic tw st,
sonething a bit different in a promnent spot |ike
this. | have, you know, very serious concerns that,
you know, we are not enhancing the environnent. W
are creating, you know, a visual detrinental
i npai r ment .

| don't see how the architecture is at
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all, you know, consonant with old Hoboken, and

will refer nowto one of M. Mnervini's favorite
projects, 300 Washington, in which we got a very,
very nodernistic design, and in the context of

anot her Board, another evening, decided that it
didn't work, and M. Mnervini cane back with an
absol utely gorgeous, in ny view, design for 300
Washington. | sort of feel the sane way about this
site.

It is right across fromthe park. It
is going to be basically either an eye catcher or an
eyesore, but it is going to be a building that in ny
viewis really, you know, a building that is sort of
built on steroids in a very snmall, small space at
the corner of a lot, and | have sone ot her problens
with the bul khead and sone of the other issues.

| think the lot can support the height,
so | amnot at all offended by the five stories, but
on bal ance | am having a great deal of difficulty
supporting the project, notw thstanding sone of the
very nice things that have been proposed.

Anybody el se want to junp in?

COW SSI ONER COHEN:  Yes.

CHAI RVAN Al BEL: M. Cohen?

COW SSI ONER COHEN:  Yes.
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| want to offer dissent on the
architecture. | think it is an exciting design.
think it is a bold design, and | think it is a
benefit to the community. | think it is terrific.
That is just, you know, | don't know that we should
be the taste board necessarily, the Zoni ng Board,
and different strokes for different folKks.

| happen to agree with M. Cchab, where
he said that if you are debating design in your
community that that is a positive thing for your
community. | think this is a neighborhood that
coul d use sone interesting design, and | think M.

M nervini has provided that. So | strongly disagree
with ny comments of nmy fell ow Comm ssioners with al
due respect, because | think it is a case of

personal taste frankly, and not a question of

zoning. Again, inny view, | do think that they are
positive.

My concerns have to do with the | ot
coverage issue. | appreciate the fact that they
have scal ed back ten percent on the top floors, but
we are still | ooking at a hundred percent | ot
coverage on the lot, on a corner |lot, where | think
that we could introduce sone buffer on the sidewal k,

but we are going to be creating a new nei ghbor hood,
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where | would like to have a softer street scape for
people. | have seen other parts of the city that
were approved by this Board, where it deals with --
you woul d have high buildings comng up to the
property line, and | think it is not a warm feel.
think with a warmdesign like this, and | think this
is a beautiful design, | think that it could be
married with a softer street scape that would al |l ow
for a beautiful neighborhood, and | think there is
an opportunity to do that.

So on balance, | like this project, but
| do have sone concerns about the scale of it.

COW SSI ONER DE FUSCO:  You know,
actually I am happy Phil was the first one to say
this, because | thought | was going to be the only
one expressing ny sincere pleasure with the design
of the buil ding.

You know, it rem nds nme of Gaudi in
Barcel ona. And when Gaudi first started, you know,
building in Barcelona, he was net with a | ot of
skepticism and it was not because, you know, he was
proposi ng sonething bad. It's just because people
were not used to seeing it. Sonetinmes we are not
going to nove forward unl ess we have good

architecture to force us forward, if you will. And
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not everybody is going to like it, but what is going
to happen fromit is it is going to inspire others.

You know, when Frank eventual |y hangs
up his hat, there is going to be another architect
that | ooks at it and says, yeah, Mnervini back in
2014 --

(Laught er)

-- so wait -- hereis thing, not to
give himtoo nmuch credit, you know --

VICE CHAIR GREENE: | told you | agree
wi th that concept.

COW SSI ONER DE FUSCO.  -- this is an
opportunity in a very distinct area to do sonething
that is distinct, and this is what it is doing.

Architecture aside, sonetines
question famly-friendly units in terns of positive
criteria, but recently |I noticed a nunber of
col | eagues, friends comng fromurban areas to
Hoboken, | ooking for places, and they can't find
them As such, we are losing famlies to other
nei ghbor hoods. Jersey Cty, Wehawken are two that
cone to mnd. So famly-friendly is an increasingly
inmportant criteria, and | think this one does enbody
t hat .

My only issue is the parking, but I am
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t wo- si ded on the parking, because if | amgoing to
come, you know, as a famly into this building
especially at the exit of town, | want to be able to
take ny famly, you know, out of town quickly.

So | am eager to hear what everybody
el se has to say obviously about the architecture,
about the parKking.

Height-wise, | think it definitely
sustains the height, and I am happy that they agreed
to size back the building. | think that is going to
be a benefit to the building to the north.

| also think that the green wall al ong
the driveway will be hel pful. You know how | feel
about green walls. And the plantings above the
garage definitely soften the blow. | am50/50 on
the garage, but | think | could be persuaded on
t hat .

CHAI RVAN Al BEL: Anybody el se?

COW SSI ONER TREM TI EDI @ Yes.

| think the positives of this building
out wei gh the negati ves.

And being probably the one with the
| ongest longevity in the city due to ny age, | was
ki nd of shocked with the architectural design. But

| looked at it again, and | said beauty is in the
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eyes of the beholder, and | sort of agree. You have
totry it. You mght like it.

That is all | would like to say.

COWM SSI ONER MC ANUFF: | support the
project as well. | think the design is sonething
t hat Hoboken needs. It is innovative. |It's
sonething that's not seen el sewhere. It will be a
beacon to the area.

As far as the parking goes, | think
what they have here is an inprovenent of what is
exi sting, which is open parking. They did nake an
effort to enclose it and put a roof deck above it.
And as far as the zero lot line, that is what is
existing. It doesn't bother ne that the front and
sides are still at zero lot |ine.

COW SSI ONER FI SHER  Hum | --

CHAl RVAN Al BEL: Ms. Fisher?

COW SSI ONER FI SHER - - Yes.
My view -- | amtaking a little piece
fromeveryone -- | agree with Phil and that it would

be great to have a --
VI CE CHAI R GREENE: Speak up.
COW SSI ONER FISHER  -- it woul d be
great to have a softer front line in the building.

| f they are thinking about scaling back and
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addressing | ot coverage, nmaybe there is an
opportunity to do actually sonmething on the front,
and not the back, even though | highlight that the
back is a concern

| don't have any issue with the height
at all given the area -- | actually used to live at
72 Jackson a long tinme ago, so | amfamliar wth
the area, and | think height-wise it probably fits.

| am going to disagree about the
architecture because | actually do think this isn't
up to our own view. There is a master plan that
says it is looking for bold architecture that takes
into consideration old Hoboken, so it really is up
to us to take that into consideration when they are
bui l ding a building fromground up, and |I just don't
think they did that here.

To Chairman Aibel's point, | wasn't
here when whatever you are referencing at 300
Washi ngt on, but taking an opportunity to go back and
peel sone of the sharp edges off of this and nake it
alittle bit softer and flowa little bit nore with
t he Hoboken community, | would say, you know, would
be a great exercise, and ultimately woul d end up
making it nore of a net positive, where there would

be many nore positives that outwei gh the negatives,
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so | amnot voting, but if | were voting | would not
support it.

VICE CHAIR GREENE: | guess | have not
spoken.

It is interesting that even though
Commi ssi oner Cohen and Conm ssioner Fisher said
different things, they sort of said the sane thing
tal ki ng about softening the inpact.

On alternate days | |ove and hate the
architecture or the design of the building, and I
think that is evocative and | think speaks to what
M. Cchab was tal ki ng about, because it becones a

conversation piece. But |I think there is too nuch

inpact. It is in your face. It is stark, and given
the scale of the project, | think on neasure that |
can't support it. | would like to. | think the
interior design is very interesting. | think it

does to nme represent sonething that is
famly-friendly. | agree that the parking is an
essential part of the whole project,

| wish I could find a way to take that
six feet fromaround the building as opposed to just
fromthe rear. Taking it fromthe back doesn't
soften the inpact fromthe street viewat all, in ny

view, and | don't think I can support the project.
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CHAI RMAN Al BEL: D d everybody get a

chance to offer an opinion?

D ane?
COW SSI ONER MURPHY: | amin agreenent
with you in that | feel like | wsh we could take a

little bit of that space and soften it around the
sides. The back end of it, the depth the way you
are proposing doesn't bother nme at all. The height,
the stories, there is part of nme that wshes | could
live in one of these apartnents.

(Laught er)

The garage doesn't bother ne, but I
feel like when | was first reading the transcript, |
t hought to nyself, oh, ny God, we are going to make
a deci sion about a |lot that people are comng into
Hoboken. And when | saw the pictures tonight, | was
like "woo," so | feel like it is alittle too
strong, but the rest of the conponents | amfor, so
there you go.

CHAI RVAN Al BEL:  Thanks.

VICE CHAIR GREENE: Can | add one ot her
t hi ng?

CHAI RVAN Al BEL:  Yes.

VICE CHAIR GREENE: | m ght add just

one ot her thing.
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| note, and I am not hol di ng agai nst
this project the fact that it is not part of the
| arger project, but | can't help but think the
conbi ned lots could create sonething that is both
visual |l y appealing and froma pl anni ng perspective
| ess inpactful, and | just think it is unfortunate
that there could not have been a neeting of the
m nds, so that M. Mnervini could have worked on
one | arge pallet as opposed to two snmaller pallets.

CHAl RVAN AIBEL: M. Branciforte?

COWM SSI ONER BRANCI FORTE: Wl |, | was
t hi nki ng the exact sane thing. This rem nds ne of
Bar cel ona and Gaudi's architecture.

You know, this is going to a building
t hat when you pull into town, you are going to see
it every day. |If you don't like it, and you have to
see it every day, it is not going to be very, you
know, it's not going to be, you know, welcone to
town if you are driving by a building and just
shaki ng your head every day.

So sonetines you have to have blind
faith in the architect and say, okay, | wll give
hi mthe benefit of the doubt and see what happens,
but thisis alot for this corner to wel cone you

into town.
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Sonme day | would like to just take a
bi ke tour of all Frank Mnervini's buildings in town
and see how they turned out, and see, you know, it
is always interesting when you approve a buil ding
and then you see it up five years later, and you
think, is that what we approved?

It is not as bad as | thought it was
going to be, or even worse than | thought, but it is
blind fate.

(Laught er)

You have to take a leap of faith on
architecture.

Anyway, | do want to say just one thing
about the idea of famly-friendly and whatnot. |
get it. W need to retain famlies and stuff, but
the idea that these units are going to be so
expensive that no kids could ever live there. A
bunch of kids straight out of college could never
live there, | think is a little m sleading because
think I have seen in the past lots of five or six or
eight kids, and | did it when | went to Jersey Cty.
We had ei ght people in a three-bedroom apartnent,
and nobody ever got a nonent to sleep in that house,
and neither did our neighbors, so this could even

turn into a five-bedroomunit, and you could easily
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stick seven, eight, nine people into this apartnent
at, you know, $1200 a nonth each, so it could go
froma famly-friendly unit to a fraternity-friendly
unit.

(Laught er)

But | amstill up in the air that |

don't know how I am going to vote.

That is all | have to say, M. Chair.
Thanks.

CHAI RVAN Al BEL: Thank you, John.

Well, I think we are at that critical
poi nt ..

Does sonebody want to nmake a notion to
approve or --

VICE CHAIR GREENE: Don't we have to
di scuss the conditions, if it were to be approved?

MR. GALVIN. There are only two that |
have in this case

One is that the commercial space is to
have manual fl ood walls.

Two: | would i nagi ne based on your
prof fered anmendnent, the Board has to decide if they
want the plan to be revised to reduce the | ot
coverage on the upper four floors to 72 percent as

descri bed by the applicant at the tinme of the
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heari ng.

M5. BANYRA: There is a third one.

W need a revised survey because we are
not sure that the elevations are correct based on
the survey that was provided, and that's what |
think Jeff addressed earlier.

MR. MATULE: | thought we had resol ved
t hat issue.

MS. BANYRA: No.

MR. MATULE: Because of the difference
inthe scale. | had Caulfield go out and | ook at it
tw ce --

MS. BANYRA: Yeah. W didn't get a
di fferent survey, and | think the crosswal ks we
tal ked about at the last neeting and the |ight posts
and everything, so | think there's --

MR. MATULE: The green wall al so.

MR. MARSDEN: There is a |lot of
exi sting features that are not shown on the maps
that have to be, because they may be conflicting
W th sonething you proposed.

MR. MATULE: M. @lvin, since you are
putting conditions in there, we had anended the plan
also to put a green wall on the north wall of the

gar age.
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(Board nmenbers confer)

COW SSI ONER BRANCI FORTE: Do we need
to make the water retention or the water -- the
fl ood proofing or whatever you want to call it part
of the conditions, or is that just part of the
archi tectural design?

MR. GALVIN. That is why | put in the
manual flood walls.

COWM SSI ONER BRANCI FORTE:  (Oh.

MR. MARSDEN: Can | just ask for one
clarification on that?

Frank, the building is going to be dry
fl ood proofed?

THE WTNESS: Correct.

MR. MARSDEN: Ckay. So the only walls
you're going to be putting up is in front of the
doors --

THE W TNESS: Were the openings are,
correct.

MR. MARSDEN: GCkay. The wi ndows are
going to be --

THE WTNESS: Going to be able to
wi t hst and hydrostatic pressure.

MR. MARSDEN: -- okay. That's what |

was concerned with
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MR. GALVIN.  You know, in this case |
just didn't pick up anything. W weren't talking
about, you know, because there is no garage, soO
there is no charging station. There's no bicycle
parking --

M5. BANYRA: There is a garage.

MR. GALVIN.  -- no, but |I nean |like a
maj or par ki ng garage --

COW SSI ONER BRANCI FORTE:  You know, it
is asmall garage. It's only two units, so if
sonebody wants to put in a car charger, they could
easily do it.

COW SSIONER COHEN: It is in the
desi gn.

COWM SSI ONER BRANCI FORTE:  Ch, is it?

MR. GALVIN. And that may be why |
didn't wite it down either, because it was
testified to. It is possible.

MS. BANYRA: It is possible.

CHAI RVMAN Al BEL: Everybody sorted out
her e?

MR. GALVIN. Yes. | have nothing el se
to give you guys.

CHAI RMAN Al BEL: |If sonebody wi Il make

a notion to approve or deny.
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give it

| amgoing to make a notion to approve

this building wwth the conditions just outlined.

COW SSI ONER COHEN:  Second.

MR. GALVI N: It needs five affirmative

votes to be successful
M5. CARCONE: Ckay.
Comm ssi oner G eene?

VI CE CHAI R GREENE:  No.

MB. CARCONE: Conmm ssi oner Cohen?

COW SSI ONER COHEN:  Yes.

M5. CARCONE: Comm ssioner DeFusco?

COW SSI ONER DE FUSCO:  Yes.

MB. CARCONE: Comm ssioner Gana?

COW SSI ONER GRANA:  No.

M5. CARCONE: Conmi ssioner Mirphy?

COW SSI ONER MURPHY:  No.

M5. CARCONE: Conmi ssi oner Branciforte?

COW SSI ONER BRANCI FORTE:  No.

V5. CARCONE: Conmi ssi oner Ai bel ?

CHAI RVAN Al BEL:  No.

MR. GALVI N: Can | ask for another

notion in the negative?

CHAl RVAN Al BEL: Ckay. Can |

have a
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notion to deny the application?

to deny.

VICE CHAIR GREENE: | will nove it.
MR. AIBEL: Could I have a second?
COW SSI ONER BRANCI FORTE:  Second.
CHAI RVAN Al BEL: Thank you.

M5. CARCONE: Wio was the second?

MR. GALVIN. M. Branciforte to deny.

M5. CARCONE: Conmi ssi oner Branciforte

Commi ssi oner G eene?

VI CE CHAI R GREENE: Yes.

M5. CARCONE: Conm ssi oner Cohen?
COW SSI ONER COHEN:  No.

M5. CARCONE: Comm ssioner DeFusco?
COW SSI ONER DE FUSCO.  No.

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

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

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

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

MR. MATULE: Thank you.

CHAI RVAN Al BEL: Ckay. W will take an
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VI CE CHAI R GREENE: Ckay. W're back
fromthe break. It turned out to be 20 m nutes, not
eight mnutes. But nevertheless, it is a
conti nuation of a hearing for 1312 Adans Street.

M. WMatul e?

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

VICE CHAIR GREENE: Al so, M. Matule, |
just wanted to informyou that we intend to break at
el even.

MR. MATULE: Well, | certainly hope we
are done before then.

VI CE CHAIR GREENE: Ckay. That's good.

MR. MATULE: But we will try to nove
along with alacrity.

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

This is a continuation of a hearing
that we started on March 18th. At that tinme we
heard sone testinony fromthe applicant about the
hi story of the site and the environnental
remedi ation. W also had the testinony of our
archi tect and our planner.

When we adjourned on the 18th, we were

about to have the applicant cone back to talk to --
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there was sone di scussion about specific questions,
M. G eene, anong others, about the relevance of the
size of the building and the nunber of units to the
affordability aspect | would say and how t he design
of the building evol ved.

| discussed this with the Board's
counsel earlier off the record. | know generally
speaki ng, we do not put in economc testinony in
zoni ng heari ngs.

| think thisis alittle different
situation because under the terns of the affordable
housi ng set aside ordi nance, one of the nmandates of
that ordinance is that the applicant show, if you
will, the rational |ink between the anount of
density they are asking for and the affordable units
they are providing. Even though it is a sinple
formula of ten percent, you have to be able to
formulize how you are paying for that.

So without getting into a big economc
di scussion, but addressing it broadly in terns of
the size of the building and the density of the
building, I would like to bring M. Wiite back up
and have hi m address that issue.

MR. GALVIN. Let nme just say a couple

of things.
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One: | just wanted to give the Board
my view. | generally don't think it is an
appropriate or it's normally not an appropriate
i ssue to consider the devel oper's econom cs of how a
project is affordable or not affordable.

| do agree with M. Mtule that our
af f ordabl e housi ng ordi nance is structured and does
tal k about the economcs of it, because we want to
encourage, if we are going to approve this project,
we will get ten percent affordable housing, and the
object is that the |l aw kind of requires that the
devel oper benefits fromthe fact that they're
suppl yi ng, you know, get a benefit fromtheir
provi di ng the affordabl e housi ng.

But what | want to caution against is
then getting into other conponents of the econom cs
of the case. In other words, you can ask questions
of the witness regarding what he is testifying to,
but just -- | don't know where it sonetines |eads
t o.

Li ke I have had testinony in the past,
wher e sonebody was going to be brewing, |ike a beer
facility, and the guy was a brewer, and they spent
an hour tal king about his credentials and what a

good guy he is, and | had a new Board nenber and he
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wanted to ask if he had any crimnal convictions.
The reason why you do that is because based on the
testinony you hear, it pronpts questions.

What | amsaying is try to limt your
guestioning of the econom c testinony, but | think
it is appropriate for the applicant to put it in.
Ckay?

MR. MATULE: Thank you.

MR. GALVIN. Let ne add just one other
t hi ng.

What Board nenbers reviewed the
transcripts and are here?

M5. CARCONE: Conmi ssioners Cohen
Mur phy and Branciforte.

MR, GALVIN. kay. Good?

MR. MATULE: Fi ne.

MR. GALVIN. Al right.

MR. MATULE: | also have the architect
here on the off chance they have any architectural
guesti ons.

M. Wiite, if you could cone up.

You have previously been sworn.
JEFFREY WHI TE, having been previously
sworn, testified further as follows:

MR. MATULE: In the context that | was

143
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just addressing the Board with, if you will, one of
the things that we are required to denonstrate or
you are required to denonstrate as an applicant is,
to quote the ordinance, a rational nexus between the
proposed density bonus or conpensatory benefit and

t he nunber of affordable housing units provided.

In this particular case, it is not a
density bonus per se because we are not in a
residential zone, so it is not that we are allowed X
units, and we're asking for Y, but it is an overal
conponent of the plan.

So if you could just kind of address
the Board on how you cane up with the density to
sati sfy your affordable housing conponent, and we
wll see where it goes.

THE W TNESS: Thank you

There were several questions |last tine
regardi ng how the configuration of the building canme
about, the height, the density.

We tal ked about context within the
nei ghbor hood across the street being the
redevel opnent zone, the park next door, and many
other factors and many other attributes, how | got
to this. But one of the largest facts driving this,

and specifically there was an extra fl oor question.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Jeffrey Wiite 145

| think there was sone idea that a six-story
bui | di ng woul d be nore contextual wth the
redevel opnent zone across the street.

In my opinion, the way this building
stands al one next to the one-story building, there
is also a one-story retail strip center here, and
the future proposed park next door, and to the south
and across the street and to the west as well, |
think contextually it works out quite nicely and
qui te beautifully.

Also, the fact that it is in the I-1,
which allows for 80-foot buildings at this tine.

But nore inportantly and nore inpactful is the fact
that this is the first building to ny understandi ng
under the new affordabl e housi ng ordi nance.

The reality of the cost factors of
suppl yi ng housing and particularly affordable
housing are significant. And for 20 plus years
have given testinony before Boards, | have never
been allowed to tal k about financials, and | wll
not go too in-depth, but just to give an
under st andi ng of the cost of affordable housing and
units in general, and the nunbers that | will be
presenting are all in ny application already.

| actually have copies. | don't know
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if M. Glvinwll allow ne to hand out copies to
Board nenbers of what | will be referring to and
testifying to.

MR. GALVIN. W will mark it.

VWhat is your next exhibit?

MS5. CARCONE: A-6.
GALVIN.  Awesone | ob.
MATULE: A -- excuse ne?

CARCONE: A-6.

2 » 3 B

GALVI N Sonebody has to know what
t he nunber is. Pat knows.

MR. MATULE: So | amjust going to mark
one A-6 and give it to the Board Secretary for the
record.

(Exhibit A-6 marked.)

But if you could, M. Wite, just tel
us what it is.

THE WTNESS: What this is, there are
two parts to this. It is very sinple. This is what
was submtted as per the requirenent under the
af f ordabl e housi ng ordi nance as to the cost and
benefit of affordabl e housing.

If you go to the second page, this is
very sinple. Al of the nunbers used here are taken

from August, which are industry standard nunbers and
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actual projected costs. The second page is quite
si mpl e.

I f you | ook at the cost of this entire
building to be built, it includes the acquisition of
the land, the significant renediation that has gone
on, and the hard cost of construction. The total
cost to build this building right nowis projected
to be at $27.8 million

The cost of the affordable housing
conponent with its associated commbn area nunbers
with it, just for the seven affordable units, the
cost is $2,961, 000.

So when these units are conpl eted
t hese seven units along with the rest, if the Board
sees that it is fit to do that, the value of those
units based on the rent that will be collected,
whi ch you won't see, if you could refer back to the
page one, the value will be approximtely $701, 000.
They will literally instantly lose $2.2 mllion.

The way you cone to that nunber is
because they will only generate about $35,000 a year
in net rental incone.

The industry standard is what is called
a five cap or five percent rate of return. If you

take the $35,000 and divide it by the five percent
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rate of term it is $700,000 capitalization rate.
Now, that is an industry standard. |If | were to
sell this building conpleted, whoever was buying it
woul d | ook at that and say, you woul d generate
$35,000. It's worth $700,000. That's just the way
nmy business works, so they literally instantly | ose
$2 million, $2.2 mllion.

The ot her significant conponent of the
cost of these units is they are ongoi ng operations.

I f you | ook on page one in the center
colum, you will see these are all standard costs of
t he operations of the building once it is done, and
they are all allocated per building -- per unit. It
is all here.

The actual cost to operate these units,
once they are done with that, is a negative $107, 000
a year. So they lose $2.2 mllion dollars or they
cost 2.2 mllion. It costs 2.2 mllion to build
themfromthis devel opnent, and they continue to
| ose $107,000 a year fromyear one. That wll
change slightly as the nunbers tick up over tine,
but in essence, the significant cost is the real
reason for showi ng you what these nunbers are. And
because of the significant cost, to work this

building with all of the other anmenities that | plan
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to put in, all of the environnental friendly and
nodern anmenities that these type of buildings
demand, it is a significant cost benefit analysis,
and to pay for that, six extra units. One of those
is an additional affordable.

So really if | were to conpare this to
t he redevel opnent zone, this would be a 60-unit
building. 60 units would conply 100 percent wth
the density of the redevel opnent zone.

So, in essence, | amasking for six
extra units. One of those extra units will be an
affordable unit, so that is the reason for the top
floor for the additional height.

MR. MATULE: So the 66 units, seven of
which will be affordable, if you only have a-six
story building, and you lost those 11 units, it
woul d not make --

THE WTNESS: Well, | wouldn't propose
losing 11 units -- | would then go to five above one
and say 60 units, which is what is allowed under the
redevel opnent zone.

However, of course, everything would be
di m ni shed by 1/7th of the building. It would
di m ni sh everything by about 12 percent. Al units

woul d shrink in size by about 12 percent. There may
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be other -- because | would only | ose one affordable
unit, but I would | ose five profit-generating units
to hel p support those units, so it is significant.

The nunbers that you see before you are
real world nunbers. So contextually, | don't
think -- | mean, it is ny opinion, the additional
floor has that great of an inpact particularly from
where it stands.

The Pal i sades behind, the one-story
building to the north, the proposed park, which is
going to have, of course, the green wall, the green
roof. W have got other significant environnental
friendly nmechanicals going into the building. O
course, it is a conplete nodern building, and we
tal ked about the site being what it was, an old
industrial site, fallowas it sits now, with not
much use

There is a large day care center here
now in this building, so high traffic. An
i ndustrial or commercial use in here, | don't think
makes any sense.

| also tal ked about last time how I
am -- by proposing nezzani ne space here now and |
want to cone back if this building is approved, and

when this park is installed, because | believe the
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nort hwest area has to have this park, and anything
and everything should be done to have a park here.
O course, it is in the master plan and everywhere
el se. But | hope to cone back and have this
approved by this Board or whatever Board | have to,
to build retail to service this park

We do have sone draw ngs, and | know I
submtted them and we tal ked about it last tine,
but I think it would be a very great benefit for
this park, a bi ke shop here, and naybe an ice cream
or soda shop next to that as well. So that is al
in the future, and that is all supposition, but that
is the plan that | have for this site.

MR. MATULE: Al right.

COW SSI ONER FI SHER:  Can | ask a
question?

THE WTNESS:. That was specifically,
Comm ssi oner, you had asked how | cane to that
nunber in height, and I wanted to answer you.
wasn't sure | could tal k about the economcs of it
last tinme either.

VICE CHAIR GREENE: Well, | amglad
t hat counsel agreed that you coul d.

Thank you.

Conmi ssi oner ?

151



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Jeffrey Wiite 152

COW SSI ONER FI SHER:  Can | ask a
guestion just on your nunbers?

THE W TNESS: Sure.

COW SSI ONER FI SHER I n sinple terns,
if you |l ook at the bottomright-hand corner --

THE W TNESS: Page one?

COW SSI ONER FI SHER  -- you are
effectively -- page one -- you're effectively, if
you were not putting the additional six on, you
woul d take five off of the 59 and one off of the
seven --

THE WTNESS: Correct.

COW SSI ONER FI SHER:  -- and you take
Si X --

THE W TNESS:  Yes.

COW SSIONER FISHER  -- so it is
effectively taking about ten percent off that bottom
ri ght hand-corner nunber --

THE WTNESS. You're tal king about this
net nunber here?

COW SSI ONER FI SHER:  The 227, yeah,

t he 227.

So you woul d take maybe 22 off of it,

and you would still be at a positive 205?

THE W TNESS: | could rework that



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Jeffrey Wiite 153

nunber, but it would be nore significant than that
because the marginal inpact of the four property
units is much higher. You can't just take off -- |
will give you an exanpl e.

A for-profit unit will rent for -- a
t wo- bedroom say 3200. Where as if | took off a
t wo- bedroom | ow affordable, it |oses $761. Let me
just give you those nunbers, too.

So the rent collected for a one-bedroom
is $445 a nonth. This will change slightly. It
changes every quarter depending on COA and ot her
factors, but this is the nunbers as when | submtted
t he application, which was done with Shirley Bi shop
the city's affordabl e housing consultant.

A two-bedroomgrant is $761, a
t hree- bedroomis $872.

Now, the commercial rents are
significantly higher than those, and the cost to
build themw ||l never be recouped. They wll
literally lose $2.2 mlIlion, not that the whole
project will |ose, but the cost will never be
recovered on the affordabl e housing.

You are going to cone up against this.
Hopefully, | think this building should be a

tenplate for future buildings and | arge devel opnents
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i n Hoboken. | think wi thout receiving a dine of any
county, state or federal noney or pilot noney, this
is the future if the town really wants affordabl e
housi ng because of the extrenme cost of it.

COW SSI ONER TREM TIEDI:  No pilot?

VI CE CHAI R GREENE: Any ot her
guestions?

COW SSI ONER TREM TIEDI:  No pil ot
right, sir?

THE WTNESS: No pilot, no county
nmoney, no state noney, no federal noney. It is 100
percent conmercial driven.

These units will also in perpetuity,
there wll be a deed notice on these. They can
never be changed. They will always be affordable
units, no matter generations to cone --

MR. GALVIN. We are not a hundred
percent sure about that.

THE WTNESS: Well, according to the
ordi nance, | have to put a deed noti ce.

MR. GALVIN. | don't know what the tine
[imt is. Sonetines they have a tine [imt.

MR. MATULE: | know sone of them have
30 years, but | don't think there is anything in our

or di nance.
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THE WTNESS: | have never seen
anything in our ordinance that says that --

MR. GALVIN. | haven't |ooked that deep
at it, but in other communities | know there's a --
nost of the affordable housing restrictions have
that, but | understand --

THE WTNESS: It is significant.

MR. GALVIN. -- for ny purpose, | won't
be here, so --

(Laught er)

MR. GALVIN. -- hopefully I will be
here, but not in Hoboken.

(Laught er)

COWM SSI ONER COHEN:  What is wong with

Hoboken?
MR. GALVIN:  Not hi ng.
Can | cone stay at your house?
(Laught er)
| will be applying for the affordable
housi ng.

(Laught er)

COW SSI ONER MURPHY: | just had a
question, and | don't knowif | ameven allowed to
ask questions, but has the | and cost here and the

same famly here owns the land, right, for three
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generations?

THE WTNESS: No. | own the |and.

COW SSI ONER MURPHY:  Onh, you bought it
fromthen? They don't own it any nore --

THE WTNESS: | purchased it fromthe
Cristello famly, and that is the price | paid for
it.

COW SSI ONER MURPHY:  Par don?

THE WTNESS: That's the price | paid
for it.

COW SSI ONER MURPHY:  Okay. |'m
just -- | thought the famly still owed it. |
thought | read that in the testinony, so...

MR. MATULE: If | mght, M. Chairnman,
for the record, | amlooking in the ordi nance.
Basically it says: The controlled periods shall be
in accordance with NJAC 5:80-26.11, but shall be for
a mni mum of 40 years, so we know what the m ni num
time period is.

MR. GALVIN. kay.

(Board nmenbers confer)

VI CE CHAI R GREENE: Any ot her
guestions?

COW SSI ONER BRANCI FORTE:  Agai n, you

know, I don't know if | am going out of bounds here,
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VI CE CHAI R GREENE: Counsel will tel
you.

COW SSI ONER BRANCI FORTE:  You
mentioned the renedi ati on.

| don't know how to ask it, so | wll
just ask. | nean, who paid for the renedi ati on?

THE WTNESS: It was split between ne
and the previous owners. It is still ongoing as a
matter of fact.

MR. GALVIN. But the figure you are
including is what you pai d?

THE WTNESS:. Yes, just ny cost. The
nunbers presented here are ny costs.

MR. GALVIN. So that is a fair
questi on.

COWM SSI ONER BRANCI FORTE:  Then who i s

MRC Properties?

MRC Properties, | amnot | ooking there.

|"'msorry, M. Wite. | amlooking at your
application.

THE WTNESS: MRC | think was the
pr evi ous owner.

| s that possible?

| think they were the previous owner.

157
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MR. MATULE: Let nme | ook at the
application, and I will see if | could get you a
speci fic answer.

COW SSI ONER BRANCI FORTE:  On the
application, Page 13.

MR. MATULE: At the tinme the
application was filed, M. Wite was not the owner
of the property. That is why we needed to get the
owner's consent to file the application.

COWM SSI ONER BRANCI FORTE:  All right.
| was confused about that. | was wondering about
why that was.

So now he owns it outright?

THE WTNESS: Well, me and the bank.

(Laught er)

COW SSI ONER BRANCI FORTE:  Ckay.

VI CE CHAI R GREENE: Anyone el se?

Conmm ssi oner Cohen?

COWM SSI ONER COHEN:  No.

VI CE CHAI R GREENE: Thank you.

THE W TNESS: Thank you

(Wtness excused)

MR. MATULE: Okay. On that note we
wi |l have our traffic expert conme up and tal k about

the traffic.
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MR. GALVIN. M. Staigar, raise your
ri ght hand.

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

MR. STAI GAR  Yes, | do.

JOSEPH STAI GAR having been duly sworn,
testified as foll ows:

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

THE WTNESS: It's Joseph Staigar
St-a-i-g-a-r.

MR. GALVIN. Al right. M. Staigar is
wel | -respected as a traffic expert and has appeared
here previously.

Do we accept his credential s?

VICE CHAIR GREENE: | think we can.

MR. GALVIN:.  Yes.

MR. MATULE: Thank you, M. Chairnman.

M. Staigar, you are famliar with the
proposed project, correct?

THE WTNESS: Yes, | am

MR. MATULE: And you prepared a traffic
report originally dated July 1, 2013?

THE W TNESS: Yes.
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MR. MATULE: And it was subsequently --
|"msorry, I will go in reverse order.

It was originally dated April 9th,
2013, and then it was revised July 1, 2013?

THE WTNESS: Correct.

MR. MATULE: Has it further been
revi sed since then?

THE W TNESS:  No.

MR. MATULE: But there has been no
change in the makeup of the project, correct?

THE WTNESS: Correct.

MR. MATULE: It was anended to reflect
t he change from 60 units to --

THE WTNESS: 55 units to 66 --

MR. MATULE: -- 55 units to 66 --

THE W TNESS:  Yes.

MR. MATULE: And you updated the report
to reflect that change?

THE WTNESS: Yes, we did.

MR. MATULE: Could you go through the
report for the Board and discuss the traffic inpact
of this proposed project?

THE W TNESS:  Yes.

W are famliar with the area, and

luckily in the preparation of this report --
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MR. GALVIN: WAit a mnute. Tine out
for a second. W are looking for the revised
traffic report, and we are without it.

COWM SSI ONER BRANCI FORTE:  Revi sed July
1st, 20137

COW SSI ONER DE FUSCO  March 25t h
2013.

MS. CARCONE: March 25th. No, but it
was recei ved March 25t h.

VI CE CHAI RVAN GREENE: No. Received
March 25th. It's revised July 1st.

M5. CARCONE: July 1st, that was the
| at est one, yes.

MR. MATULE: Are we clear?

(Board nmenbers confer)

M5. CARCONE: What do you need?

MS. BANYRA: Just can you pass down --
MARSDEN: W need an extra copy.
CARCONE: On the traffic?

MARSDEN: Yes.

5 » & ©

BANYRA:  Yes.

MR. GALVIN. W want everybody payi ng
attention, and | didn't think we had that, so..

MR. MATULE: Cxay.

THE WTNESS: And | will go through the
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report page by page just to briefly paraphrase it.

The introduction just gives a general
i ntroduction of the project, which consists of 66
residential units, 1400 square feet of comrerci al
of fice area.

Page 3 tal ks about the description of
the roadway systemin the area and what the existing
use is. On the bottomof Page 3, a discussion about
t he exi sting vol unes.

We took npbst recent counts on March 26
2013 and March 27th, 2013 between seven a.m and
nine a.m, four to six p.m, typical peak hours,
rush hour peak hours.

Now, at the time the Viaduct was
al ready under construction. Jefferson Street was
closed. Traffic conditions were not what they were
or wll be in the future.

So luckily we did have traffic counts
from 2009 and 2011 along 13th Street, Jefferson
Street and at 15th Street, so we used those to
determ ne what today's conditions would be in terns
of traffic.

We applied an annual growth rate of
2.25 percent, which is the DOT historical data for

Hoboken for these types of roadways to bring them
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from 2011 to 2013 when we prepared the report.
Later on you wll see that we adjusted it further to
account for future grow h.

We anal yzed the intersections -- |I'mon
Page 4 -- in the area, and the analysis resulted in
Level Service B, for "better,"” so it was in the
realmof A and B

As in grade school, |evels of service,
operational conditions for intersections when we
nmodel them and input the volunes and t he nunber of
| anes and turning novenents and so forth range from
A through F, and we are in that upper range of A and
B. The reason being is that traffic volunes in this
area have been and are relatively light to allow for
t hose good | evel s of service.

The second aspect is the trip
generati on on Page 5.

66 residential apartnent units and 1400
square feet of office would generate 36 trips in the
nor ni ng peak hour and 43 trips in the p.m peak
hour .

We have adjusted that further, because
those are suburban rates. Those are rates that you
m ght see out in Mrris County and Hunterdon County

and in suburbia in New Jersey, and we know t hat
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Hoboken is particular in the sense that it is an
ur bani zed area, that many of our residents rely upon
mass transit to do their commutation. W used the
U.S. census data to account for that reflection of
Hoboken.

W have tested the Hoboken rates.
We sat at driveways in sonme of your apartnment
buil dings here in the city and sat there and counted
cars in and counted cars out, how many units are in
those buildings, and they are very nmuch | ower than
this Table 1 on a rate basis, nunber of trips per
rate.

And if you turn the page to Table 2 on
Page 6, it accounts for that adjustnent, and that
adjustnent is what we expect fromthis devel opnent
about 17 -- well, 17 trips in the norning peak hour
and 20 trips in the eveni ng peak hour.

Now, these are hourly rates. This
isn't -- 17 trips are not the only nunber of trips.
Those are the peak hour, 7:30 to 8:30 in the
nmorning. Certainly before that time and after that
tinme, you would have additional trip generation, but
these are the peak hourly rates which we anal yzed.

On Page 6, we talk about the trip

di stribution, what we think that -- what we
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projected the traffic would be oriented to and from
the site, the nunber of arterials and the tractors
in the area that would allow for the distribution of
that -- of those 17 and 20 trips.

And on Page 8, we accounted for, again,
an additional 2.2 percent increase in the background
growh rate of traffic vol une.

We know that as years go on, traffic
will increase existing volunes, and then we
superinpose the site traffic onto existing traffic
and conme up with basically the sane |evels of
service. W don't have any degradation. W wll
continue to operate at those |levels of Service A and
B at those intersections.

One thing we did not account for, and
rightfully so, because it is not in use, but that
former use of that property, the existing
devel opnent of that property is an industrial use,
and that potential for that trip generation is being
taken away and being replaced by the 20 trips that
will be generated by the site. Relatively no truck
traffic being generated by the proposed use or
certainly what the industrial use did generate.

That was the essentials of the study

that we did of the roadway networKk.
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On Page 9, we talk about the site
access and circulation. One thing we do is we go

t hrough projects like this. W wll work wth the

166

site with their engineer or architect in making sure

there is adequate, safe ingress and egress, internal

circulation on the site and sufficient parking, nake

suggestions and reconmmendati ons and work hand in
hand with the design team

And Page 9 has that breakdown of what
we | ooked at. Certainly the layout is nore than
sufficient and safe, ingress and egress, the
internal circulation. W have a relatively m nor
parking variance in that there are 61 spaces
proposed and 70 required per your ordinance.

O the 70 that are required, four are
required for the office, and so at |east those four
par ki ng spaces will have a shared parking
arrangenent .

The residents really don't need that
addi ti onal parking during the day when the office
needs it, and the office use doesn't need it at
ni ght when the residents do need it, so you have

that sharing of parking for those four spaces.

We al so reviewed the census track. The

U.S. census track gives data on the nunber of
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vehi cl es avail able per unit for apartnment units.
That rate for this census track that the site was

| ocated inis .8 vehicles per unit tinmes the 66
units that are proposed, 53 parking spaces are what
IS projected.

The one other mtigating factor here is
that we are adding an addition of three parking
spaces on the street by the renpval of existing
driveways, so all of those factors claimto
account -- | certainly believe that the 61 spaces
that are being provided wll be nore than adequate
for the 66 units and the 1400 square feet of office
that is proposed.

If you flip back to the figures, it
will help you understand sone of the input that went
intoit. There is a Figure 1, which is just an area
map, and Figure 2 provides the existing traffic
vol unes that we collected in the field. This is
where we sit at each intersection and we send our
traffic counters out, and they count cars, how many
| efts, throughs, and rights, and we report on the
peak volunes in the a.m and p.m peak hour.

Figure 2 is the levels of service that
we cal cul ate at those intersections, A and B

Figure 4 has the site generated
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traffic. Again, how nuch traffic would be
generated, and again, what we did where, as | note,
we used the higher volunes. W did not -- when we
did our analysis, our level of service analysis, we
used the higher nunbers. Renenber that Table 1,

whi ch was those suburban nunbers, which were in the
order of 36 and 40 odd -- 36 and 43 a.m and p. m
peak hour trips.

We included those volunes in our
anal ysis to do an absol ute worst case scenario, and
then in the followng figure cone up with basically
the sanme | evels of service A and B at the
i ntersections, again, just to be conservative. W
know we are not going to be generating that volune
of hourly traffic.

So in essence, the conclusions are that
the site would not have a detrinental inpact on the
traffic conditions in the area, and the site plan is
adequately designed in terns of ingress and egress,
internal circulation and adequat e par ki ng.

MR. MATULE: Thank you, M. Staigar.

VI CE CHAI R GREENE: Any questions of
the traffic engineer?

COW SSI ONER FI SHER | have.

VI CE CHAI R GREENE: Ckay.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Joseph Stai gar 169

COW SSI ONER FI SHER | am not sure
where it fits in, whether it is with you or nmaybe
the architect.

But can you talk a little bit about
when you have a building this size and this many
residents you have services. You have nove-ins and
nmove-outs. You have deliveries. You have, you
know, Fresh Direct, et cetera.

How does that factor into -- | don't --
| don't see a |loading zone, so | don't know where
you are contenplating. But | know that is an
i ncreasi ng i ssue when you have fam|ly-sized
apartnments and kids, there is just lots, and | ots,
and | ots of deliveries.

So how does that fit into the fl ow of
traffic or where -- what it would -- howit would
i npact traffic in the area?

THE WTNESS: Well, the types of
deliveries that woul d be expected are going to be in
the Fed Ex trucks. It's not going to be tractor
trailers, even the nove-ins and nove-outs for these
size apartnment units, and then when they do them --
and that's the only tine you are going to have a
truck that is going to sit there for any |ength of

tine.
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COW SSI ONER FI SHER  Ri ght .

THE WTNESS: Nornally, a couple of
days, you know what is going to happen, what day
it'"s going to be two, three, or four days in
advance. You contact the police departnent, and
they put the tenporary "no parking" signs, and the
truck pulls in there, and for the few hours that
it's there it loads in and out.

We don't have a | oading zone. You have
the sane situation on each and every one of your
streets. | don't think there is any residenti al
unit that has a | oading zone throughout the city.
It just seens to work out.

The deliveries happen during m dday,
whi ch are your off peak hours primarily. They may
need to double park, run in, drop the package off
and run back out.

It would be a waste of pavenent, of
| and use to have a | oading zone that's used only a
fewtinmes out of the day for a natter of five or ten
m nutes, so we don't anticipate -- we didn't see a
need for it, because it just happens to work that
way i n an urban environnent.

COW SSI ONER FI SHER  kay. Thanks.

VICE CHAIR GREENE: | actually have a
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coupl e of questions.

On Page 6, Table 2 is captioned "55
Resi dential Apartnment Units"?

THE WI'I NESS: Yeah. That was a typo.
It is supposed to be 66.

VICE CHAIR GREENE: That's neant to be

667

THE W TNESS: Yes.

VICE CHAIR GREENE: And you cited a
statistic. | think it was .8 vehicles per unit.

VWhat is the distribution considering
that this is a one, two or three-bedroomunit?

THE WTNESS: Ch, the census data
didn't break it down that finely. It just broke it
down into the nunber of units that were either
rental or owner occupied and how many units.

VICE CHAIR GREENE: Well, is it

171

possi bl e because there are a | arge nunber of two and

t hree-bedroomunits, that that is not really
meani ngful in this case?

| nmean, if you have a two-bedroomor a
three-bedroomwith two adults, isn't it likely that
t hey woul d have two vehicles as it is that they
woul d have none?

THE WTNESS: Well, | can't make that
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conpari son because | don't know what the data base
consi sted of, of the data, the census data.
Certainly if it was all one-bedroons,
and they cane up with .8, it mght be higher, if
there were two-bedroons conparatively speaking, but
| am sure you have a simlar breakdown of ones and
twos, but I can't really --
VICE CHAIR GREENE: So it is possible
that the data in Table 2 is not really accurate?
THE WTNESS: It is possible that it is
not accurate, absolutely. It is possible that it is
accurate also. It's the best data that we have.
(Laught er)
VICE CHAIR GREENE: Then to foll ow up
on one ot her thing.

The distribution of turns is very

| ocal i zed.
THE WTNESS: Distribution of turns?
VI CE CHAI R GREENE: The turns, yeah,
Figure 2, | guess --

THE REPORTER: Are you saying "terns"
or "turns"?

VICE CHAIR GREENE: Turns, t-u-r-n-s.

THE WTNESS: OCh, turns. Ckay.

VI CE CHAI R GREENE: Ri ght-hand turns,
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| eft-hand turns, ultimately they have to go
sonmewhere. They are either going to go north or
south. Do you have any data on --

THE WTNESS: OCh, yeah --

VICE CHAIR GREENE: -- so, in other
words, are these folks going out to Route 78, or are
they going up to 495, or are they going through the
Li ncol n or the Holland Tunnel ?

THE WTNESS: It is going to be a
split. It's going to be like if | dunp a bucket of
water in this room how nuch water goes that way and
how nmuch water goes that way. | think it is just
going to be a split on that. To the north is the
Li ncol n Tunnel, and to the south is the Holl and
Tunnel .

Peopl e take the path of | east
resistance. They may take Route 3. They may take
290 or 1&9, so | think it is going to be the path of
| east resistance, and nore or |ess just a random of
where people will be headed.

VI CE CHAI R GREENE: Have you surveyed
how long it takes a Hoboken resident to reach any of
these points, let's say 495 at 8:15 in the norning?

THE WTNESS: It is a tough way to get

out of the city during rush hour and get into the
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city.

VICE CHAIR GREENE: Well, this isn't
your testinony. | don't want to put words in your
nout h.

Are these additional vehicles going to
have any neasurabl e i npact on whatever unreasonabl e
time it currently takes to --

THE WTNESS. Yes, to get in and out of
the city --

VICE CHAIR GREENE: -- to get anywhere?

THE WTNESS: | think you have nore or
less, there is five ways to get out of the city.
You have 14th Street via the Viaduct. You have Park
or Wllow, and to the south you have Newark Street,
and | suppose -- is there a fifth one?

COWM SSI ONER MURPHY:  Qoserver Hi ghway.

COW SSI ONER DE FUSCO  Pat er son Pl ank
Road.

THE WTNESS: -- Paterson Plank Road,
correct, yeah

I f you take those five routes, and if
you have, like | said, we are generating 20 trips in
the norning or evening peak hour, that is one every
three m nutes.

| f you divide that further into the
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five access points in and out of the city, you are
breaki ng that down to even sonething that is a nuch
smal | er nunber. One-fifth of every three --
what ever -- any one, if ny math is correct, any one
route woul d see one vehicle every 15 mnutes, four
per hour.

You have five ways to get out. You
have 20 trips being generated --

VI CE CHAI R GREENE: Assum ng an equal
di stribution.

THE W TNESS: Equal distribution.

And | would think to say that probably
your north and south, WIIlow and Park and Newar k
Street, Qbserver Hi ghway to get out to the south,
it's probably going to take the ngjority, and
think 14th Street and Paterson Pl ank Road woul d
probably take the mnority of it. But you are stil
talking in the order of one vehicle every ten
m nut es.

s that going to have a discernible
i mpact ?

| don't think at all.

VI CE CHAI R GREENE: Thank you.

Anybody el se?

M. ©Marsden?
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MR. MARSDEN: M. Staigar, |ooking at
the circulation of the parking garage itself, did
you review that?

THE W TNESS:  Yes.

MR. MARSDEN: Can you tell me the logic
bet ween two access points to Jefferson, which is one
direction, rather than having -- if you are going to
have two accesses, one to Adans and one to
Jefferson?

THE WTNESS: Well, Jefferson is a
t wo- way roadway, SO you can either go to the north
or to the south. Adans is a one-way.

MS. BANYRA: No.

COWM SSI ONER MURPHY: | think they are
bot h one-way.

M5. MARSDEN: You have it marked on the
pl ans as one-way on each one.

MR. GALVIN. He was only going one way.

(Laught er)

MR. MATULE: If | mght, Frank could
answer that question.

THE WTNESS: It mght be nore of a --
no. | have Jefferson going two ways. It is a
two-way roadway. | drove up that and | drove down.

VI CE CHAl R GREENE: It is a short
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t wo- way.

THE WTNESS: Well, the section that
the siteis onis tw-way. It dead ends at 13th
Street. It dead ends there. And to the north --

COWM SSI ONER MURPHY:  And then you can

only go left.

THE WTNESS: -- and we took traffic

counts, and there were certainly people driving

north and south. It was two-way.

MR. MATULE: M. Marsden, if | mght,

think the architect could better answer that

guestion since he designed it.

MR. MARSDEN:  Ckay.

MR. MNERVIN : By having two vehicle

entries and exits, it allows for nore use of the

space that is there in terns of the nunber of

par ki ng spaces.

We coul d have had just one, if there

was a turn-around space towards the rear here.

Qur thinking was the lot is 200 feet in wdth -- [’

sorry -- 100 feet in wdth. The Hoboken zoni ng

ordinance in terns of residenti al
one garage door per 50 feet.
So with that in m nd,

as if these garages were separate,

structures all ows

we proposed two,

and one garage

177

m
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door will serve half of the parking. The other wll
serve the second half of parking. It allows nore
par ki ng spaces, and we don't need a connection

MR. MARSDEN: | guess ny concern is
potential conflicts at both of them having the
driveway so close and reversing the fl ows.

MR. M NERVIN : But the ordinance
al ready contenplates that by allowing in a 50-foot
wi de swath in a residential zone one garage entry.

If this were 50 foot w de --

MR. MARSDEN: | know what the ordi nance
all ows, but what | wanted to do was to have M.
Stai gar say that he | ooked at the traffic volunes --

MR. M ENRVI NI : Understood.

MR. MARSDEN: -- you know, it works the
way it is laid out.

MR. MNERVINI: M answer was to how
t he design concept cane, and Joe Staigar described
it, so --

MR. MARSDEN: Your plans showed one way
on Jefferson. That's why | --

MR. MNERVINI: Ah, yes. That little
section is a two-way. It is now a dead end.

MR. MARSDEN:. Ckay.

THE Wl NESS: If the concern is the
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cl oseness of the two driveways, they are separated
by 11.1 feet there, |ow volune, |ow speed, 21 feet
on a state highway, the State DOT on a 55 mle an
hour highway allows 24 feet, so | think 21 feet is
nmore than an adequate separation, that if sonebody
was turning |left and sonebody was -- and vice
versa -- turning right and turning left, they would
see each other in that relatively short distance.

MR. MARSDEN: And the direction of the
driveways, the vehicle directions?

THE WTNESS: The directions, well,
they are two-way --

MR. MARSDEN: Which way is going which
way ?

THE WTNESS: You coul d nmake --

MR. MARSDEN: \Which side is going --
you know, you have, you know, on the right side you

have people comng in, and the left side are people

goi ng out.

COW SSI ONER MURPHY:  No, that's not
right --

THE WII NESS: No. There are two-way
dri veways.

MR. MARSDEN: No, no. | amsaying the

direction of traffic typically in the roadway --
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THE WTNESS: Ch, no, no, no, no, no.
That was anot her m stake, Frank, that we didn't
cat ch.

MR. MNERVINI: Wich is?

M5. MARSDEN: Frank, that's nunber two.

THE WTNESS: You have English traffic
English style. The arrow has got to be fli pped.

(Laught er)

MR. MNERVINI: | would say that is a
conputer error.

MR. MARSDEN: | don't think so.

(Laught er)

THE WTNESS: We will correct that.

MR. MATULE: Using English software.

VICE CHAIR GREENE: In light of that
conversation, is that tree in a good position
considering it's between the two driveways?

THE WTNESS: It is going to be |inbed
at | east seven feet, so you will just have the stem
itself.

M5. MARSDEN: Did you do any key lights
on it or no because all of the traffic --

THE WTNESS: Level Service A and B
they are in there. They are |ess than one car on

aver age.
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MR. MARSDEN: That is ny questions.

COW SSI ONER MURPHY:  What is across
the street?

THE WTNESS: What is across the
street?

COW SSI ONER MURPHY:  On the ot her
si de.

VICE CHAIR GCREENE: On Jefferson.

THE WTNESS: On Jefferson is the
par ki ng garage on the other side.

M5. BANYRA: It is the proposed
redevel opnent area, and we have an application
com ng on that one across the street.

COW SSI ONER MURPHY:  Right. But
presently, they don't have any driveways there.

MS. BANYRA: There is a parking garage,
but Frank has a picture, so he can tell you where
the driveways are.

THE WTNESS: The driveway is closer to
t he intersection.

MR. MNERVINI: Let nme find the proper
phot ogr aph.

This is 13th Street, so our ingress and
egress for the parking garage that exists across the

street is in this |ocation.
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A VOCE Trees --

MR. MNERVINI: Are we asking trees or
are you good?

MS. BANYRA: No.

MR. GALVIN. You weren't supposed to be
listening to us.

MR. MNERVINI: | amtrying not to.

VICE CHAIR GREENE: It shows.

(Laught er)

MR. M NERVINI : They are approxi mately
in the center of that |ot.

COVM SSI ONER BRANCI FORTE:  May | ?

VI CE CHAI R GREENE: Yes, please.

COW SSI ONER BRANCI FORTE: When we had
this discussion before, | don't knowif we had it
wi th you, but concerning the safety on the sidewal k
of cars pulling in and out, I amagetting nore and
nore concerned as we get nore curb cuts especially
since you are next to a park of the safety of people
pul l'i ng out.

Now, | understand you have basi c code
stuff and flashing |lights, but you know, what el se
can you do to nmake it safer, to make the driveway
safer as people pull across the sidewal k?

THE WTNESS: W have a trench drain
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which will provide sone surface. W can -- it
probably is depressed, so that you just can't, as
t he door goes up, just speed right out.

We can put signage up there to stop,
beware of pedestrians as you exit as well.

It is a rather wde sidewal k. | don't
know what else we could to. W are working in the
right of way. |If we put sone sort of planters al ong
the building to guide people toward the center and
not along -- | think we have the pedestrian warning.

COW SSI ONER BRANCI FORTE:  Ckay.

THE WTNESS: That woul d be the only
ot her aspect of it.

But | think the warnings, the lights
will certainly warn pedestrians, now we just need to
deter the notorists not to just speed right out. |
t hi nk proper warning signs the way that the
depressed trench drain will give sone relief that
you are not going to go flying over that and get
bunped ar ound.

COWM SSI ONER BRANCI FORTE: W had this
di scussion, and | amstill waiting for sonebody to
come up with a better idea to warn pedestrians as
they are wal king by with their headphones in or

staring down at their cell phones.
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| said it before, and I've seen it a
mllion times in ny building. Little kids don't
understand what a flashing yellow Iight nmeans. 1In
fact, | think they are nore attracted to it, because
they want to go check it out and see what it is.

So we are adding nore and nore of these
things, and |'mgetting nore and nore worried.
| wish sonmeone would cone up -- | thought maybe you
woul d have a better idea on how to warn pedestrians
as they approach that.

THE WTNESS: Well, you know, you warn
pedestrians, and there is a limtation as to what
you can do. It is the notorist that needs to know,
|'"'msure they do know, and once they know they are
getting into an area that has pedestrian activity,

and if they don't have the sight distance, notorists

will slow down and i nch and craw .
COW SSI ONER BRANCI FORTE: | got it.
will leave it at that.

There's one thing that is not on the
pl ans. Maybe you or M. Mnervini can help ne.

You usual ly give the recycling table,
which tells us how many people are going to be
l[iving in the building.

Yeah. | think that is all of the
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guestions | have.

VI CE CHAI R GREENE: Anything el se from
the traffic engineer?

COW SSI ONER GRANA:  Quest i on.

So we are introducing 66 new spaces
that will have a turnover in usage --

VI CE CHAI R GREENE: 61.

THE WTNESS: There's 61 parKking
spaces.

COW SSI ONER GRANA:  -- of 61 -- so
because what we have done is we have done a peak
anal ysis, right, that is essentially what we have, a
peak hour anal ysis?

THE WII NESS:  Yes. W analyzed it
during the peak hour because that is the worst, the
nost critical tinme period.

COWM SSI ONER GRANA:  So if we are going
to introduce that nunber of spaces, and we're going
to have people in units that are potentially |arger
units, and how nmuch traffic -- have you gi ven any
t hought as to how nuch traffic is potentially going
to be generated off peak by people in that building
usi ng aut onobil es now i n the nei ghborhood to consune
servi ces?

THE WII NESS: How nmuch traffic would be
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generated off peak? It would be m ninmal.

| nmean, if you | ook at sone of the
residential buildings in town and watch what goes on
in the mddle of the day, they are sleepy, very
sl eepy conpared to the seven to nine and four to six
peak hour tinme period when the vast mgjority of
peopl e are going to work and com ng hone from worKk.

The US census data al so has data on
when people |l eave their hones to go to work and when
they arrive also. The vast majority are in that
framework of six o'clock to nine o' clock and then a
t hree-hour window in the p.m And unless you have a
typical job -- a typical job doesn't start beyond
t hose tinme franes.

A l ot of people work home now that they
don't even travel to work, so yes, it is going to be
a low volunme that will be in terns of traffic.

COWM SSI ONER GRANA:  Thank you.

VI CE CHAI R GREENE: Anybody el se?

Yes?

MS. BANYRA: M. Staigar, would it be
safer if you had one in and one out on that, rather
than two-way traffic, would it be advantageous in
terns of pedestrians on the sidewal k to

hypot hetically | ose a parking space, but be able to
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circle internally?

| heard what M. Mnervini said because
he was trying to maxi m ze the parking spaces.
But rather than have an in and out in close
proximty to each other and with the potential to
park, wouldn't it be better to have, so that when
t he pedestrians are com ng, and sonebody i s com ng
out, and sonebody could be potentially turning in at
the same tinme, would it be better to potentially or
safer to | ose a parking space inside, so that you
can actually nove through the parking garage?

THE WTNESS: |s one better than two?

M5. BANYRA: Yes - -

THE WTNESS: | think --

M5. BANYRA: -- froma pedestrian
per specti ve.

THE WTNESS: -- | think it is the

nunmber of vehicles that are crossing. Wether you
have 20 crossing at one |ocation, the door going up
and down and sonebody | eaving or comng in, 20 per
hour, or whether you have ten and ten, | don't think
is any difference between a safety aspect.

M5. BANYRA: |If a pedestrian is walking
down the street, they are only wal king in one

direction.
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A car is going to be pulling in and
hypot hetically, just say it's a worst case scenari o,
sonebody is pulling into that one door, the first
door, either one of those doors, and sonebody is
pul ling out, so now the pedestrian is negotiating in
and out instead of just |ooking, just kind of
typically | ooking either one way when sonebody is
pulling in or pulling out.

So fromthat perspective, | guess | am
|l ooking at it that if there is a car com ng out, you
know, the car is com ng out, and you don't have to
worry about if sonebody -- as you are watching this
car, sonebody is pulling in here.

THE WTNESS: Well, | think, first of
all, the vehicle comng in should be yielding to the
pedestrian, and the sane holds true for the vehicle
| eaving as well. The vehicle should be yielding to
t he pedestrian, so as the pedestrian crosses that
driveway, and if sonebody is pulling in, they
shouldn't be pulling in right in front of themor
hitting them They should be sitting out on
Jefferson waiting for themto pass that driveway,
and the same holds true for the vehicle that is
| eavi ng.

If the vehicle is |eaving, inching out
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in order to see, the pedestrian is going to
hopeful ly stop, but the vehicle is not going to

| eave until they have a clear view as they cone out
and then nove forward.

| f they see the pedestrian as by | aw,
and as nost notorists would do, they will waive that
pedestrian on the sidewal k before you pull out.

M5. BANYRA: So your testinony is that
it wouldn't be safer to have it --

THE WIITNESS: | don't think so --

MS. BANYRA: -- one circle -- if you
could turn in, so that you are only |ooking at the
pedestrian, just one direction, there's a car coning
out, you don't have to worry about comng in, and as
you pass, there could be sonebody comng in. [|f you
could get rid of a parking space or two internally,
do you think that two two-way novenents there is as
safe as --

THE WTNESS: As two one-way, Yyes
because it's how many are crossing that is nore
i nportant than probably going in or are they going
out. | think the pedestrian is going to be using
t he sane aspect of seeing those vehicles, and the
vehi cl es react the sanme way as wel|.

So whet her you have 20 |eaving in one
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driveway or ten and ten, | think it is the same from
the safety aspect. | think the volunme is nore

i nportant than the way the notorist acts as opposed
to how -- are they comng in or comng out.

M5. BANYRA: | amjust having a hard
time reconciling that.

COW SSI ONER BRANCI FORTE: What about
setting up mrrors on the outside near the
si dewal k - -

THE WTNESS: That woul d work, yes.
That's a good point. | have seen themutili zed.

| think what we enployed is probably
t he best net hodol ogy, but as a secondary aspect
putting mrrors would certainly help, because now it
will aid a pedestrian fromlooking at the mrror,
but it will aid the notorist nore than anyt hing,
because now that notorist has a view of what is
comng up and down the sidewal k in both directions
before they even pull out.

It's like a periscope aspect that they
will be able to see com ng out of the driveway, so
that would be a good secondary thing to provide.

COWM SSI ONER BRANCI FORTE: Do you thi nk
t he applicant would object to having the mrrors on

the sidewal k or --
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MR. MATULE: No.

THE WTNESS: They will be nounted to
the building probably right on the corner and kind
of just overhang the wood fl oors.

COW | SSI ONER BRANCI FORTE: Woul d you
have an objection to putting up extra warning lights
near the exits for safety sake, instead of just one
on every door?

MR. MNERVINI: W could put two on
each door, on either side of the opening.

COWM SSI ONER BRANCI FORTE: |t hink
there is one there al ready.

MR. MNERVINI: There's one there, but
we could put two there.

THE WTNESS: | like the idea of the
mrrors because, again, you are right. The
pedestrian nmay have the headphones in, maybe | ooking
and reading their text nessages as they are wal ki ng
that main entry, whereas the notorist is nore likely
to pay attention and having those convex mrrors
will certainly provide a good secondary neans of
visibility as he | eaves the driveway.

VI CE CHAI R GREENE: Anyone el se?

COM MSSI ONER DE FUSCO:  You real ly

don't think that during peak hours if they are
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pulling in and out of the garage, going |left and
right, in addition to all of this other traffic, in
addition to the foot traffic that is going to be
comng fromthe future park, do you honestly really
don't think that that is going to cause any sort of
congestion, having cars basically turning, you know,
there could be a car comng in and a car |eaving and
anot her car comng fromthe other direction.

You know, | hate to use the phrase, but
it seens like a Chinese fire drill

MR. MARSDEN: If | may add to that, |
tend to agree with that feeling. | look at it as
potential conflicts in a tinme period.

| f you have four vehicles, one
entering, one exiting, one entering, one exiting,
and you have pedestrians wal ki ng, they have to be
concerned about the vehicle that's exiting and
turning right while you are exiting and turning
left.

They have to be concerned about the
potential vehicle that is com ng down the road wants
to turn in, and then you have children wal ki ng back
and forth, so, you know, so | tend to, you know, I
tend to feel that it would be safer if you had one

way in and one way out.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Joseph St ai gar 193

THE WTNESS: You have that sane
situation on any one of your corners nultiplied many

ti mes over because the volunes that you are dealing

wWth are ten tinmes -- tens of tines heavier.
The vehicle that is making -- com ng
in, if one vehicle -- if the exiting vehicle is

making a left or a right, and the entering vehicle
is making a right turn, they just pass one another.

MR. MARSDEN: At the sane tine, the
same thing is going on the second access is the
concern | have.

MR. MATULE: Can | interject?

MR. GALVIN. Tine out.

MR. MATULE: Can we call a tinme out?

VI CE CHAI R GREENE: M. Matul e?

MR. MATULE: | am hearing this concern
being raised while it is being raised, and the
architect and applicant have run sone qui ck nunbers
and | guess the bottomline is, we can change the
nunber of access points to one, just have one door,
whi ch woul d be a two-way, and we will |ose two
par ki ng spaces.

MR. M NERVIN : Actually, Bob, you
woul d | ose three parking spaces.

MR. MATULE: Three parking spaces, so
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we woul d --

MR. MARSDEN: You gain one on the
street, right?

MR. MATULE: -- we would have 58 --

THE WTNESS: W gain one on the

street --

MR. MATULE: -- is that correct?

MR. M NERVIN : Yes

THE WTNESS: -- you gain three on the
street.

MR. MATULE: But then we would
conpletely elimnate one entrance --

MR. MNERVINI: That's right.

MR. MATULE: ~-- so the cars would enter
and exit in the sanme doorway.

MR. M NERVIN : Yes

COW SSI ONER BRANCI FORTE: Now, you are
sayi ng you woul d need three spaces on the street?

THE WTNESS: Yes, because we are
elimnating three existing driveways.

VICE CHAIR GREENE: W' re tal king about
incrementally. You' ve already offered those to
us --

THE WTNESS: Right, relative to this

change --
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VICE CHAIR GREENE: -- we're talking
relative to this change --

THE WTNESS: No. W are not
gaining -- well, we would gain one parking space on
the street by elimnating the --

MR. M NERVIN : Yes

MR. MATULE: One door.

THE WITNESS: -- so it would be a total
of four we are gaining on the street.

MR. MATULE: So the point is we could
have 58 spaces, where | believe we are currently
required to have 70 --

THE W TNESS: 70.

MR. MATULE: -- versus 61 spaces.

THE WTNESS: W still, you know, again
based on the parking analysis, our analysis showed
we only need 53 spaces if we used the US census
data. | think even if that is off alittle bit, you
know, with the nunber of nore bedroons, we are stil
in the right ball park.

COWM SSI ONER BRANCI FORTE: | am goi ng
to ask anot her question.

VI CE CHAI R GREENE:  Sur e.

COW SSI ONER BRANCI FORTE: W know t hat

conpared to industrial use, it will be |less trucks,
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| ess deliveries and whatnot.

| amjust going to throw sonething out.

What about sonething |ike a nursing
hone or an extended care facility, that sort of
t hing, what kind of traffic does that generate?

THE WTNESS: Well, those are -- well,
in a nursing honme, the residents are not driving.
You have a staff. [It's depending upon a |lot on the
nursing staff, so you have that staff comng in in
the norning and |l eaving in the evening.

You are probably talking -- | nean, |
don't know how big of a nursing home you woul d have,
but it would probably be as nuch traffic, if not
nmore than a nursing hone.

VICE CHAIR GREENE: | don't know why
that is particularly relevant.

By the way, | differ with your
di scussion that truck traffic would be reduced
because you were elimnating industrial use because
| do believe that between UPS, Fed Ex and all of the
ot her services, there would be far nore truck
traffic during the day than there would be for the
few deliveries that an industrial use would take. |
don't know whether it is relevant or not, but |

di sagree with your assertion.
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THE WTNESS: Well, tal king about heavy
trucks, we're certainly not generating tractor
trailers, where as an industrial use could be at
times dealing wth tractor trailers.

A UPS truck that mght be 22 feet or 25
feet long is alnost like a large SUV. It is much
nore maneuver abl e and has | ess inpact than heavy
trucks that could be tractor trailers, if it was an
i ndustrial use.

VICE CHAIR GREENE: But froma vol une
standpoi nt, there would be nore UPS and Fed Ex -- it
woul d be nore deliveries during the course of the
day in a 66-unit apartnment than there would be for a
foundry or whatever was there.

COW SSIONER FISHER | think, if | can
get sonme color -- | live in the Hudson Tea buil di ng,
so we have 525 units, and we just |ooked at our
deliveries, you know, a much bigger building, but we
had 20 percent of the building changed hands. W
had a hundred noves -- a hundred noves, and we had
| arge, big giant trucks on two sides.

So in one year, we had 200 gi ant --
not -- tractor type trailer noving trucks. W had
3500 Fresh Direct deliveries between both buil di ngs.

We had 500 | arge truck deliveries, so not just
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nmovi ng, but when sonebody orders a couch, when they
order a washer, dryer or sonething |like that, and
that doesn't include the Fed Ex that is there every
day. UPS, that is there every today, and then any
other smaller deliveries for contractors.

And one of the things on a different
application, | think both the Planning Board -- we
were in front of the Planning Board having this
di scussion with the Zoning Board, as we start
t hi nki ng about variances in this corner, | think
people really underestimated the requirenents for a
vertical devel opnent.

| asked about the | oading zone, and
it's a real i1ssue, because we now have a safety
i ssue on 15th Street because so many trucks park on
15th, and we had so many incidents that we now have
to | ook at our own special review.

So | think it is sonmething that we are
trying to understand better really what the inpact
of a vertical developnent is on an area and what
t hose techniques are that, you know, it is an
uni nt ended consequence that weren't really thought
through a while ago, but we are starting to see it
NOW.

THE WTNESS: Well, 15th Street is a
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much different animal --

COW SSI ONER FI SHER  Onh, yeabh.

THE WTNESS:. -- conpared to Jefferson
and 13th because it is two-way.

Again, |I'mlooking at ny vol unes here,
and on the p.m peak hours is well over -- maybe 600
vehi cl es per hour on 15th Street.

Conparatively, 13th Street had |ess
than a hundred, and Jefferson had -- well, again,
this was before fromthe Viaduct was closed, 21 --

t hey had 30 vehicles per hour.

So the disruption of through traffic,
as a truck pulls off to the side and double parks to
do that quick delivery, when you are dealing with
600 vehicles per hour as opposed to -- it's on
Jefferson Street nost likely it would be 30 vehicles
per hour, one every two mnutes, that a car would
need to pass by.

So |l think it's -- you're going to have
that type of situation, and having it here is a |ot
better and safer than you would have it el sewhere --

COW SSI ONER DE FUSCO:  But to
Tiffanie's point, 15th Street has been devel oped far
| onger than 13th is, and now there are applications

comng in front of the Board that is offering to
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devel op 13th Street, so you could argue that in ten
years tine, we will have the sane kind of traffic
probl ens here

THE WTNESS: Well, 13th, we don't have
any access on 13th Street. | have the data from
13th conpared to 15th Street, and our access wll be
on Jefferson, which has 30 vehicles per hour. Even
if it quadruples, it is going to be half or ten
tinmes half of what you have on 15th Street --

COW SSI ONER FI SHER | think --

VICE CHAIR GREENE: One at a tine.

THE WTNESS: -- the beauty is that we
know that traffic volunes on these roads is going to
be nmuch | ess between nine and three p.m than they
are during those peak hours, and the bulk of that --
| don't know when the deliveries actually happen,
but I know from nmy experience, deliveries happen in
the mddle of the day, between nine and three, when
traffic volunes on the roadways are nuch | ower, so
can they coexi st with one another w thout having
t hat parking space that maybe is used two or three
tinmes at the nost a day?

| think yes, it can.

VI CE CHAI R GREENE: Ant oni 0?

COW SSI ONER GRANA:  You know, | think
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we shoul d just consider what Conm ssioner Fisher was
sayi ng, because |, too, also live in a 52 unit
bui | ding, and one of the challenges, and maybe it is
not totally relevant to the testinony here, but in
those locations, this is what | observed. This is
not dat a.

VWhat | observed in those |ocations
whet her there is closer access to services or
pedestrian access to services, people use those.
There is less at this |ocation.

What you see in those |ocations, you
see the nunber of deliveries going up. You see the
nunber of services that are delivered on street,
and | both observed those going -- those nunbers
going up, living in that type of building, and I
think it happens at all tinmes including at the peak
hours because you do have working individual s that
are com ng hone and taking deliveries at that tine.

| just think we need to consider that
there is alittle bit nore to this than just the
data that's being presented.

Thanks.

THE WTNESS: | think the mtigating
factor would be as traffic vol unes increase, there

is a reason for themto i ncrease because servi ces
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are increasing in the area.

As the area gets devel oped, you will
have a nearby a grocery store, and you w |l have
nore wal kability. R ght now maybe you don't have
it, and | would probably agree with you.

If I Iived out here in this building
next year, let's say, | would probably be | ooking
for deliveries to happen because there is nothing
around ne.

But as you get further devel opnent, you
wi || have those services, and economcally it's
cheaper for ne to wal k out the door and down the
street to pick anything up instead of having it
delivered. So as the traffic and devel opnent goes
up, | think the deliveries will go down.

VI CE CHAI R GREENE: Anyone el se?

COWM SSI ONER MURPHY: | just want to
say the deliveries may go down, but you know, |
guestion the idea that all of these buildings have
parking for everyone, and everyone just drives al
over town instead of wal ki ng because they al ways
have a spot to cone hone to.

So it is kind of like the traffic
volume just by the 66 units will increase in the

area, which you can't | ook at now.
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THE WTNESS:. You have a place to go,
but if you | eave your place to go and go downtown --

COWM SSI ONER MURPHY: Yeah, and peopl e
do it all of the tinme --

THE WTNESS: -- there's no place to
par k.

COWM SSI ONER MURPHY:  -- people do it
all of the tine because they spend the tine and
energy to find that parking spot to go to Ofice
Depot or go to a restaurant because they know when
t hey cone back, they can park, and it has increased
our parking -- you know, our driving congestion
probl emin Hoboken trenendously.

THE WTNESS: So the answer to that is
don't provide any parking spaces in the buil ding?

COWM SSI ONER MURPHY:  No. |'mjust
sayi ng you have to put that in that people will be
driving nore in the area than what | think that you
have.

THE WTNESS: Well --

VICE CHAIR GREENE: Well, | do think --

THE WTNESS: -- | can only go by --

COWM SSO NER MURPHY:  Ri ght.

THE WTNESS: -- what we are -- we are

sitting and we're watching other apartnment buil dings
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i n Hoboken at their driveways counting cars. So the

data that | have in the report is enpirical data

here in Hoboken --

COW SSI ONER MURPHY:  Ri ght.

THE W TNESS:

-- so | appliedit.

And the volunes that | had of 20

vehi cl es per hour is based on Hoboken enpiri cal

data. The analysis includes a suburban anal ysis.

used the 43 trips per hour when | did nmy analysis to

do a worst case scenari o,

possi bly that plus sone.

so |l think | counted for

COW SSI ONER MURPHY:  Ckay.

VICE CHAIR GREENE: If | can just

interject for a second.

| think we are getting bogged down --

COW SSI ONER MURPHY:  Yeah.

VICE CHAIR GREENE: -- in sonething
that -- and this is only a 66-unit --

COW SSI ONER MURPHY: | know.

VI CE CHAIR GREENE: -- proposal, and

t he worst case scenario,

it

is not likely to have a

major inpact. It is not a huge devel opnent, so if

there are no other questions, we appreciate your

testinony in responding to our questions.

THE W TNESS:

Thank you.
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VI CE CHAI R GREENE: Anybody fromthe
public have any questions of the traffic engi neer?

Motion to close?

COW SSI ONER COHEN:  Motion to cl ose
the public portion for this wtness.

COW SSI ONER GRANA:  Second.

VICE CHAIR GCREENE: All in favor?

(Al Board nenbers voted in the
affirmative.)

MR. MATULE: | have no further

W t nesses.

205

Do you want to open it up to the public

before ny cl osing remarks?

VI CE CHAIR GREENE: W open up the
nmeeting to the public for anyone who has any
guestions or comments.

(Board nenbers confer.)

MR. GALVIN. M. Matule?

Go ahead, ask your question.

COW SSI ONER BRANCI FORTE: 1" m sorry.

Before | ask about -- usually | |ook at

the recycling table, and that tells you the nunber
of occupants, but the set of plans that we have
doesn't give a recycling table.

Do you know how many occupants are in
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t he buil di ng?

MR MNERVINI: It's two per bedroomis
maxi mum t hat the construction code has us account
for, and | could do that quick math.

COW SSI ONER BRANCI FORTE:  Thanks.

MR. GALVIN. W will take a witness in
the neantinme. Just have it for us at the conclusion
of the public comment, all right?

MR. VILLAMAR: Yes. | promse | won't
take nmuch tine.

MR. GALVIN. Well, there m ght be
ot hers.

Rai se your right hand.

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

MR. VILLAMAR | do.

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

MR. VI LLAVAR: Mark V, as in Victor,

i-lI-l-a-ma-r.
MR. GALVIN: Street address in Hoboken?
MR. VILLAVAR: 917 Castle Point.
MR. GALVIN. Thank you.
MR. VILLAMAR: A couple things | want
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to nention.

| happen to be a manager of properties
and a devel oper of properties, and | have a
consi derabl e anmount of work in the area that this
project is located in. | have a lot of famliarity
with it.

In fact, that parking garage on
Jefferson Street is one of the properties | am
referring to.

The area generally, as you probably all
know, it's very underdeveloped. It is in the
industrial zone. There are many forner properties
that were actively engaged in comercial activities
that are no longer in town. This area needs sone
devel opnent that will attract people.

There will be a tine when there will be
recreational facilities and other activities that
wi |l keep people fromusing their cars, because
there will be things to do in Hoboken

| will use the exanple of the Beer
Garden, which is the last project | had before this
Board. It generates sonmething like three to 5,000
peopl e on a weekend who use it as a recreational
facility nore than just a restaurant or a bar, and

t hose peopl e cone by bicycle, by taxi, by foot, and
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sonetimes by car.

There has been no discernible increase
in double parking in the area or any |ack of
par ki ng. The parking garage on Jefferson is not
fully occupied. It is still -- it's only opened for
six nonths, but it's not even 75 percent full.

The last point | would Iike to nmention
regarding deliveries of UPS, Fed Ex, and all of
t hose kinds of services, that also indicates that
people aren't getting into their cars and driving to
a mall or driving to sone place to shop. They are
using their internet or their tel ephone to order
mer chandi se, so there is sone offset to these trucks
and ot her vehicles that we shoul d consi der.

Thank you.

MR. GALVIN. Thank you.

VI CE CHAI R GREENE: Anyone el se?

MR. GALVIN. Raise your right hand.

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

MR. EVERS. | do.

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

MR. EVERS: M chael Evers, E-v-e-r-s,



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

209

252 Second Street, Hoboken, New Jersey.

MR. GALVIN  Thank you very nuch

MR. EVERS:. Well, this is a great
project. It is really wonderful to see this finally
happening. It is wonderful for a very sinple
reason, and you know, | amnot going to pretend
ot her w se.

This is a trenendous nodel for how we
can mai ntain affordabl e housing or sone affordable
housing in the Gty of Hoboken. And as far as | can
see, it has no significant detrinents to offset that
benefit. It seens a reasonabl e-sized project for
that part of the city. Sonething is going to be
built there.

| would be very surprised if you are
going to get a nore thoughtful approach to
devel oping a residential building there. Okay?

Just for the record, | think it is
inportant to point out that this project is
extrenmely consistent with the intents and purposes
of the master plan, particularly as it relates to
af f ordabl e housi ng and diversity.

Poi nt nunber one, this is point nunber
one fromthe master plan that was adopted in 2004.

It provides diversity in types of housing. It helps
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meet that need. It provides units for both famlies
of rather low inconme that could not possibly live in
Hoboken wi thout this kind of support.

It protects and provides an incentive
to develop the city's affordabl e housi ng stock
That's poi nt nunber two.

The request for the additional height
to assist in the economcs of the project is
relevant. Normally you are not supposed to consider
that, and | understand that, in ternms of whether a
variance will financially benefit the applicant, but
inthis case it provides a neans and a nodel whereby
this kind of housing can be build in an econom cally
vi abl e way that does not require public funds, and
that is an essential opportunity that | think we
woul d be smart to grasp

Just to nmake it short, because it is
|ate at night, it neets itens 4, 8, and 11 of the
master plan, too, in this area. GCkay?

It even neets several of the
reconmendations in the updated 2010 view of this
thing, that was in part prepared by Ms. Banyra.

Al right?
W have an opportunity to create a

real ly wonderful way of providing diversity in
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Hoboken, and | think that if you viewthat as a

val ue, not sinply because it is a good thing to |et
peopl e who need housing find housing they can
afford, but because it nakes for a better comunity
for everybody who |lives here.

| noved to Hoboken because | didn't
want to live in an economcally segregated
community. There are not that many places |ike
Hoboken | eft where you can do this, and this project
provides not only a nmeans for doing that for six or
seven famlies, okay?

It al so provides a nodel that other
devel opers are probably going to |look at as they try
to develop this project, and the brilliance of it is
that it doesn't create wildly out of scale buildings
really, but it does neet that affordable housing
need without really costing the taxpayer too nuch
nmoney, because if we don't give themthe additional
vari ance, so they can economcally afford to do
this, you know, there's no real |o0ss.

If they build a building that's one
floor lower, or they don't bother to build it at
all, or we get sonething |ess desirable, it doesn't
seemto be a net gain or |oss.

So aside fromthe fact that it's a nice
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buil ding, the fact that this is an opportunity to do
this is inportant.

Last, but not l|east, and then | prom se
to go away, this will be the first one. This wll
be the first tinme in 20, 25 years that we actually
observed t he affordabl e housi ng ordi nance, and there
is sonething to be said for having the Gty of
Hoboken follow its | aws.

Thank you.

VI CE CHAI R GREENE: Anyone el se?

MR. GALVIN. Raise your right hand.

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

MR. DELLA FAVE: | do.

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

MR. DELLA FAVE. Joseph Dell a Fave,
capital D-e-1-1-a, capital F-a-v-e

1025 Maxwel | Lane.

MR. GALVIN. Thank you.

You may proceed.

MR. DELLA FAVE: Yes, thank you.

First, thank you for the opportunity to

address the nmatter.
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Just as a side matter, | just want to
commend all of you in really truly representing the
interests of the community and really addressing
these topics in a very careful, thoughtful and
diligent way in a very conprehensive way, public
safety, esthetics, greening, all sorts of aspects,
and it is much appropriated.

Thank you.

It is unusual for ne | think to be here
supporting a devel opnent project. | typically have
no interest in doing that quite frankly.

In "85 | was supporting a noratoriumon
all developnent in this town until we can deci de on
the infrastructure capacity to build a secondary
sewerage plant and do all sorts of things that make
Sonme sense.

| am here because of the affordable
housi ng conponent of it sinply and strictly. |
certainly have a special interest in this, having
been as a city council nmenber in the eighties, the
sponsor of and a contributing witer of the original
formal housing ordinance. That was contested
legally. It was not initially inplenmented. Upon
the death of Mayor Tom Bussetti, it sat on the books

and its succeedi ng mayors unfortunately never
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enforced this.

Those mayors were born and bred here in
town, and didn't see fit to enforce an ordi nance
whi ch woul d have been conpl etely beneficial to those
who grew up in this town, providing economc
opportunity, increasing and mai ntai ning economc
di versity, which as Mke said, | think adds to the
richness of the town itself

Two years ago this was resurrected by
citizens, | believe at a Zoning Baord neeting. It
was contested again in court.

Mayor Zi nmmrer directed her |aw
departnment to defend it in court, and subsequently
advocates on the city council were together. It was
unani nously passed at the city council. | want to
stress unani nously because not many things happen
unaninmously in this town. But it is a statenent of
the political will and desire to have projects that
have a density and simlar types of variances to
have an affordabl e conponent to it.

W m ssed the boat over 20 years of not
havi ng the enforcenent, having hundreds of units
devel oped. W now have the opportunity to start all
over again.

| don't see any conpelling reason,
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guess, | don't think -- | have not seen anything to
really not be -- to deny this application. W
conpelling reason certainly has to do with
affordability, no question about it.

You know, a |ot of questions were asked
and tal ked about, and | certainly have been driving
out of this towm for the last 20 years since | left
the city council and started working in Newark, and
it's taking |longer and | onger year after year, no
question about it. | know that was raised.

| certainly would have been a | ot
happier to wait inline if |I knew part of all of
that traffic was because we were expandi ng
opportunities for people and hundreds of affordable
units were being devel oped in the process.

And if | had to wait another m nute
over the next couple of years, because sone nore
affordabl e units were bei ng devel oped, to ne, that
woul d not be such a bad sacrifice.

| think that this is really inportant.
It's a historic vote. | think M. Wite referred to
this as a tenplate. MKke tal ked about how this is
bei ng done econom cal ly.

| do devel op affordabl e housing in

Newar k. Affordabl e housing is rarely devel oped
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wi t hout a public subsidy of one sort or another, and
| think a nodel that shows that private devel opnent
can produce affordable housing, and there is a

gi ve-back, and it's one which we all have to deal
wth, whichis alittle nore density. But if we are
going to build housing at all, and we have built a
ot of it over these years, without a | ot giving
back to the people that were there on the ground --
before that house went up, nowis the tine to start
doing that. | think that is well worth it quite
frankly.

So I thank you. This is a historic
vote for all of you, and | think the affordability
conponent of this needs to be considered very deeply
i n your considerations.

Thanks very, very nuch

MR. GALVIN. Thank you.

(Cell phone ringing.)

MR. GALVIN. Does soneone want to put
t hat on stud?

(Laught er)

MR. GALVIN. Raise your right hand.

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

God?
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M5. HARRIS: | do.

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

M5. HARRIS: April Harris, capital
Ha-r-r-i-s, 819 Park Avenue.

But | am here because | am an ori gi nal
Hobokeni te representing the hopes of diversity for
our city.

| would like to state to this Board
that | admre a devel oper who actually grappled wth
the requirenents we are trying to put in place as
devel opnents go forward, and I would hope that in
t he consideration of your vote and all of the things
you have to consider to approve project, you would
not make the density increase a factor when it is
the reason that it econom cally bal ances.

And that if we can't approve projects
and nmake it economically viable in sone way and
encourage that, we're not going to be able to
enforce or see that ordinance go forward or have
enough proposals in the devel opnent, so that we
really will maintain and create nore economc
diversity. So | hope that you would consider that
factor as a major thing.

Thank you.
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MR. GALVIN. Thank you.

VI CE CHAI R GREENE: Thank you.

| s there anyone el se?

Can | have a notion to cl ose?

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

COW SSI ONER DE FUSCO  Second.

VICE CHAIR GCREENE: All in favor?

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

MR. GALVIN. Before we do sonething
el se, | just wanted to say that there was a nei ghbor
that sent a letter in to the Board questioning the
survey, and M. Marsden has | ooked at this.

This is a new building. It is being
constructed properly or would be constructed
properly in accordance with the survey, and it
woul dn't encroach on anybody's property.

Do you agree with that?

MR. MARSDEN: Yes, | do.

| have one nore qui ck question of
Frank. We tal ked about the gradient differential,
the potential gradient differential. D d you
resol ve that issue?

MR. MNERVINI: Wth the adjoining
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property?

MR. MARSDEN: Yeah. Wth the adjoining
property and differential in gradient. Ei ght inches
| think it was.

MR. MNERVINI: Yes. W are going to
deal with that on the next project. Agree?

No, no. But | think, Juff, if | recal
fromthe last neeting that the new project going up
across the street --

MR. MARSDEN: But their survey and your
survey don't agree by eight inches or so.

MR MNERVINI: OCh, I"'msorry. W
t al ked about that --

MR. MARSDEN: And you were going to get
t he surveyors together to figure it out.

MR. MNERVINI : Yes. There were two
separate -- | don't think that was this project.

That was for Block 112. Amw | correct?

MR. MARSDEN: Ckay. Maybe | am |l osing

(Laught er)

MR. MNERVINI: Yes. It was Block 112.
MR. MARSDEN: |'m sorry.

MR. MATULE: Just so we are all clear,

| think that was the neeting we had at Frank's
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of fice.

MR. MARSDEN:  Yes.

MR. MATULE: Yes. That was Bl ock 112,
which is across the street fromthis project.

MR. MARSDEN: Maybe | should go through
the mnutes first.

Ckay. Thank you.

VICE CHAIR GREENE: Did you get an
answer yet?

MR. M NERVIN : Yes

240 occupants as the maxi num The
construction code requires that you count two
persons per bedroom but obviously we know that is
now al ways the case, but that is how we have to
count occupancy, so the worst case scenario, 240.

VI CE CHAI R GREENE: M. Matul e?

MR. MATULE: If | could just in
reference to that letter, | received a copy of the
letter also fromthe owner of the strip mall

Apparently it spoke about a concrete
pad encroaching onto their property over our
property line, an existing concrete pad.

That is all going to be ripped out
assumng this project is approved, and everything

will be built within the lot |ines.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

221

MR. GALVIN. And we have advi sed them
admnistratively that if he wanted to comment on it,
he shoul d be here tonight, and there is no one here
commenting on it.

MR. MATULE: Al right. | knowit is
late. Just a couple of quick conments.

VICE CHAIR GREENE: | just want to
note, it is past eleven, but it seens that we got
sone nonentum so we shoul d conti nue.

MR. MATULE: And | appreciate that, M.
Chai r man

Just very quickly, | just have a couple
of points. | think you heard enough about the
af f or dabl e housi ng.

Qoviously the site is no | onger viable
for any heavy industrial use, and frankly, | don't
t hi nk you woul d want an industrial use, assum ng
that the rest of that block is going to be devel oped
as a park.

The applicant is not using any public
funds at all. He testified about that no pilots, no
federal, state or county taxes. The site is being
totally renedi ated and capped.

The building is going to be a LEED

certified building, and it's been designed to
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interface with the park. | think it is a nuch
better zoning alternative than putting sone
i ndustrial use there.

This is only prelimnary site plan
approval, assumng the Board sees its way fit to
grant these approvals, then the heavy lifting wll
have to start with the architects and the engi neers.
W will be able to refine the plans and give you a
| ot nore of specific details in terns of the exact
conponents of the LEED materials and what ki nd
energy saving, whether it's going to be cogeneration
or geothermal or whatever. |It's just too early in
the process to tal k about that.

But, you know, | think it is clear it
is a good project for that site. M. Kolling
testified that the one additional floor did not have
a substantial negative inpact on the surroundi ng
nei ghborhood, and | think M. Staigar's testinony
regarding traffic spoke for itself.

| can certainly appreciate the comments
fromthe people who |ive on 15th Street and
Washi ngt on, where Washington intersects, but | wll
have to point out that | think by design, Sinatra
Drive and Hudson Street and 15th Street have been

desi gned as periphery arterial roads, you know, to
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take traffic around the outskirts of the city rather
than through the center of the city, and obviously
that's had perhaps nore negative inpact than people
anticipated. But | think this would generate nmuch
less traffic, and | appreciate it, and | think it
woul d be in the best interests of the city if the
Board approved the project with the conditions and
t he amendnents we tal ked about, one of which was
changi ng t he parking garage to a one-way and

i ncreasing the parking variance to -- let ne just
check ny notes, but | believe we could provide --

VI CE CHAI R GREENE: 12 --

MR. MATULE: -- 58 spaces rather than
the 61 --

VICE CHAIR GREENE: -- | think it
was - -

MR. MATULE: -- we were going to

provide, so it would be an additional three spaces
we woul d have to | ose, but that would be the
trade-off for getting rid of one garage entrance and
creating one nore parking space on the street.

VI CE CHAI R GREENE: Thank you.

MR. MATULE: Thank you.

VICE CHAIR GREENE: | think I would

prefer to hear fromour planner to discuss the
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i ssues as she sees it.

M5. BANYRA: (kay. That's a surprise.

Well, | think the circulation solution
that was identified was a better solution in terns
of it's having -- | amnot an expert in traffic, but
| certainly bike and hike and walk a | ot and wor ked
on a lot of big projects, and | was having a hard
time justifying that two two-way traffic, so | think
that that was a good sol ution

| think going to the planning
testinony, which is ny area of expertise, | guess |
raised at the last neeting whether or not the
applicant actually had satisfied the negative
criteria, whether there was enough information
provi ded for special reasons, and whether or not he
had provi ded enough information to satisfy special
reasons, as well as the negative criteria.

VICE CHAIR GREENE: Is that
particularly enhanced by the fact that this -- the
proposi ng of a residential use in the industrial
zone?

M5. BANYRA: | think there were a
coupl e of questions that | asked regarding -- it is
an industrial zone, and | think there was testinony

as to the viability of the building and sone
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testinony by the planner as to whether or not -- why
he felt that this property wasn't part of a

redevel opnent zone before. And | think that is
specul ative, because none of us really know, and I
think it is a good attenpt to try to assune you know
what is going on and why was it or was not put into
a redevel opnent zone. But | don't think there was
much -- there wasn't any information, and | went

t hrough the transcript again regardi ng any other
uses that could have been there.

| mean, industrial use, | understand
why they don't want to do industrial, but | didn't
hear any other testinony regardi ng other uses, and
they certainly are entitled to cone in with whatever
t hey propose to cone in wth.

Regarding the -- | guess | had | | ooked
at the FAR and | believe M. Kolling touched on
this. You know, in the Northwest Redevel opnent, we
allowan FAR 3. | think this FAR and it would have
been 66 units, | think is what is proposed here.

Under the Northwest Redevel opnent Zone,
M. Kolling correctly testified that 60 woul d have
been permtted, if they foll owed the Northwest
Redevel opnent Zone, which is proximal to this, and

actually it's adjacent, but it's a different area in
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t he Nort hwest Redevel opnent, so they are proposing
66 units. The rationale for the 66 units | think
was established in terns of the affordabl e housing,
and why they believed that they need 66 units.

It is a use variance, so | think that
that has, you know, to be taken into consideration.

The | ot coverage, again, | amgoing to
use -- it is in an industrial zone, so the |ot
coverage and what is permtted, but when we conpare
it to sone of the other residential zones, |ot
coverage in the Northwest Redevel opnent Zone is at
90 percent, and this is showi ng up at 96 percent.
| amnot sure. | don't recall how M. Kolling
testified to that.

| heard just now, which | don't recal
hearing before, that this is a LEED certified
bui l ding. Maybe M. Mnervini had testified to
that, so | was happy to hear that.

| don't think -- | think it was raised
at the last neeting, the inpacts of this from
surroundi ng properties, and again, this goes back to
the negative criteria, comng -- looking fromthe
north, fromthe Viaduct, |ooking fromdifferent
areas, and | don't believe -- I'mnot sure how that

was addr essed. | don't believe that that was
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hei ght, then that | suppose woul d be addressed in
t hat fashion.

| believe they identified that they
wi Il be doing a green screen on the buil ding.

In ny report, and | guess -- | know
sonme of the Board nenbers maybe didn't have ny
revised report, which was dated February 12th, 2014
| indicated a nunber of itens that would need to be
addressed regarding revisions to the pl ans.

VI CE CHAI R GREENE: Have those been
addr essed?

M5. BANYRA: No. There are certainly
details on the plans that would -- this is a
prelimnary plan, so this would -- sone of these
details could be worked out as a condition, should
the Board see fit to approve that.

Sonme of themdealt with |ighting,
| andscapi ng, as M. Branciforte pointed out,
sonet hi ng about the recycling.

Landscapi ng, waste di sposal,

di mensi onal issues, bike racks, charging stations,
architectural elevations, existing and proposed
infrastructure, sone of that detail still would be

required, but again, that could be required as a

227
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condition of any approval, and sone of that may
still need to be worked out.

| think that's about it.

VI CE CHAIR GREENE: Jeff, do you have
anything to add or to comment on?

MR. MARSDEN: No.

VI CE CHAI R GREENE: (Ckay.

Di scussi on, deliberation.

COW SSI ONER FI SHER: | woul d be happy

to --

VICE CHAIR GREENE: Wul d you like to
start?

COW SSI ONER FI SHER' | woul d be happy
to.

VI CE CHAI R GREENE:  Speak up.

COW SSI ONER FI SHER  First -- | guess
| will speak sideways.

First, I do want to comend the
devel oper on everything relating to the housing and
the diversity of housing, et cetera, which we all
understand the inportance of that. But for ne, |
think that is probably one of the strongest points.
| think there is a |lot of challenges about this
property, and sone of which, you know, Eileen

actually in her report indicated that the preference
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wWthin the town is to devel op by ordi nance not by
variance, right?

So that is the starting point for ne,
and the benefit of going through a process, you
know, in having a master plan, and planni ng and
doing all of the work behind it is so we can | ook
into things, like what is the |onger terminpact of
traffic, not just specifically for this building,
but what should the whol e use of the area be. And
think we're just now -- that wasn't done in the
prior master plan. It wasn't done -- they basically
resci nded the original discussion on this area and
went back to industrial because nobody had been
developing it at the tine, and when you think about
t he denographics in Hoboken, they are just catching
up, right?

They changed pretty dramatically, so
putting a bunch of vertical devel opnents in this
nort hwest corner may or nmay not be feasible, and I
just don't think we know enough yet. W don't have
enough information in front of us to be able to nmake
t hat deci si on.

But that aside, there is also | think,
you know, it is a unique property, and

notwi thstanding it looks like it has been orphaned,
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you know, it has a very low building next to it on
one side and a park on the other, and so | think to
use your phrase earlier or soneone's phrase, it's
either going to be eye catching or it's going to be
an eyesore.

This is a tall building with a flat
side. Everybody comng in down the Viaduct is going
to look to the right and just see this flat side
with no wi ndows, nothing you can do on it. Everyone
in the park is going to | ook up and see at sone
point potentially a green wall, but, you know, that

has to grow. It has to be maintained. You hope it

doesn't die. It feeds itself. It gets a lot of
heat. | nmean, that's going to be hard to maintain,
soit's -- 1 think there is a just lot of chall enges

in building this vertical building in this |ocation
W t hout the benefit of having an overall plan, so
that is ny thought.

But | do think if we don't approve
this, it is not a conment on the housing issue. It
just may not be this property right now. W just
have to think about how to best incorporate the
di versity of housing in the area.

So | won't support it, and | do get to

vote on this.
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VI CE CHAI R GREENE: Thank you.

M ke? | think we should go around.

COW SSI ONER DE FUSCO  To echo a
nunmber of the nenbers of the community, this is a
really special project for the affordabl e housing
that's being offered. | don't think we should
over| ook that.

In my three years on the Board, it has
never happened. |'mpretty sure it has never
happened before, so big deal.

So aside fromthat, in terns of the
physical structure, | think it is good | ooking.
don't think it going to be an eyesore. Fromthe
testinony that | have heard from both our planner
and ot her planners, green walls are good
architectural features to soften up |arger
bui |l dings, smaller buildings. They're green
features that are there for the betternment of the
comuni ty.

It is certainly a very special |ocation
in the fact that the park may be there, and then we
woul d have that one-story strip mall. | think it's
suited for the location. It has been designed to
appreciate what's going to be there and not

over shadow anyt hing, and not cut itself too short.
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bal anced out by the deposit criteria in the
af f ordabl e housing, and certainly the LEED
certification that I wasn't aware was offered
either, but apparently it is, and | ook forward to
hopeful ly seeing this approved and seeing a
plati num-- a platinumlevel LEED buil ding.

VICE CHAIR CREENE: He didn't say

"Plati num™"

COW SSI ONER COHEN: He said "LEED
certified."

COW SSI ONER DE FUSCO: All right. |
smled. Let the record show that | |ooked over at

Frank and smled at him

(Laught er)

So | will be supporting this building,
and | absolutely respect what Tiffani said, | nean,
100 percent. But there is also a part of ne that
bel i eves that we need to take a step forward, a
| ogi cal, thoughtful step forward and set sone
precedence, and then use those precedents to wei gh
into the future of what that part of town can be,
but | definitely respect what Tiffanie said, and I
appreci ate that.

VI CE CHAI R GREENE: Conmi ssi oner
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Branci forte?

COWM SSI ONER BRANCI FORTE: Wiy don't
you conme back to nme, because | just want to hear
what ot her people say?

VICE CHAIR GREENE: |'I|l be happy to
come back to you

Comm ssi oner Cohen?

COW SSI ONER COHEN:  Yes.

First, I want to recogni ze Joe Della
Fave. | have admired his work fromafar. | saw the
del i vered vacant novi e and know what a hero he was
as in our conmunity with the Bussetti team and the
wor k that he has done with respect to affordable
housi ng and the fight that he's fought, and I wanted
to thank himfor sitting through the hearing and
speaking to us at eleven o' clock tonight, your kind
words for our service, which is a hunble thing, and
| want to acknow edge his work.

| have a conflict about this, because
given all of the inportance that has been staked to
t he affordabl e housing elenent of this, in fact,
what is happening is that we have an offer for
conmplying wwth the | aw and building what is legally
required to be built.

My review of the transcript indicates
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that that is not a positive criteria in this case.

| f the devel oper doubl ed the anount of affordable
housing for this and went beyond what was legally
required, that would be -- if it was built entirely
as affordabl e housing, that would be -- | am not
saying it's economcally feasible, but |I'm saying
that would truly be powerfully inportant positive
criteria that we woul d have to take into account.

| understand the law, that what is
going on here is the mninmumrequired affordable
housing, and | think it is a historic fact that we
have a devel oper conplying with the law, but | think
that is the mnimum of what we shoul d expect from
our devel opers in our community, and that they
shoul d all be presenting at |east the m ni num
required affordable housing in all units -- in al
devel opnents for which it is required.

So while |I applaud this aspect of it, |
do not believe that it is a reason for us to grant
this approval unless this devel oper is going beyond
the mninmnumthat's legally required. So | want to
recogni ze the inportance of it, but | think we
shoul d keep in perspective, while this my be a
hi storic nmonent, that we're conply with the | aw

that's on the books, we shouldn't be patting
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oursel ves on the back for doing what is legally
required, so | just want to make that statenent.

| am concerned about the height of the
buil ding. | have seen other applicants cone before
us and say that it's economcally necessary to build
an extra story, even if it goes above the Pali sades,
and when we said no, they built it one story |evel
lower, and it didn't block the Palisades, and it
still got built, and everybody got a beauti ful
buil ding at the end of the day.

| haven't heard any testinony to
suggest that -- it sounds to ne like it is possible
to build this one story lower and still have an
econom cally viable project. And while | am
interested to hear what the other Comm ssioners have
to say about this, | think that that woul d be
appropriate, but that is ny thought.

VI CE CHAI R GREENE: Thank you.

Onen?

COW SSI ONER MC ANUFF: My concern i s
t he hei ght of the buil ding.

VI CE CHAI R GREENE:  Speak up.

COW SSI ONER MC ANUFF: | personal ly
don't feel that it fits wthin the site. | don't

see any detrinent to the devel oper or anybody el se
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VI CE CHAI R GREENE: Thank you.

Conmm ssi oner ?

COW SSI ONER GRANA:  The only concerns
that | would offer is that we tal ked about the
desire and the hope that we woul d have conmerci al
space in this type of facility to support the park,
and we actually have no real tangible offering of
what those commercial services would be in this
project. So we talked a |lot about that, but |
haven't seen that actually produced in this plan.
That woul d be ny one concern about the project.

VI CE CHAI R CREENE:  Conm ssi oner ?

COW SSI ONER MURPHY:  One of ny
concerns is if a park is not built, then we have
this, you know, apartnent building with its own
donut. | don't know. Cbviously that, you know,
depends on who wants to live in a building |ike
that. But, you know, the park isn't a done deal
yet.

| kind of agree with Tiffanie in that
it's this, you know, wall that if the park is built,
and | do have problens with the extra floor as well,
and | amkind of torn. | |ike other aspects of the

project, so | amnot sure where | amat the nonent.
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VI CE CHAI R CREENE:  Conm ssi oner,
Chi ef ?

COMWM SSIONER TREM TIEDI: | think this
has a | ot of positive aspects, and it is not perfect
for affordable housing, but it is a start. If it
takes one nore story, or if it is a positive start,
| don't think the building is too high. It neets
the current code. It's fully sprinklered. It is
much better than the buildings that were there, so
it's better for the public welfare.

| think all in whole, if | was able to
vote tonight, | would vote for the project.

VI CE CHAI R GREENE: (Ckay.

Conm ssi oner, do you want to speak and
you want to sumup or --

COWM SSI ONER BRANCI FORTE:  No. | nean
| wanted to go | ast because | wanted to hear what
everyone said, because | amkind of torn also
bet ween t he affordabl e housing aspect, which | think
is really inportant.

But, you know, | read the transcript
and in going through it, |I don't agree that this
property should be conpared to using the
redevel opnent zone as sone sort of baseline for what

this building should | ook |ike, height, density and
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stuff, because frankly, | think the redevel opnent
zone has done its job and it's tine to nove on

M. Vandermark --

MR. VILLAMAR Vil | amar

COW SSI ONER BRANCI FORTE:  -- Vil | amar,
" msorry.

M. Villamar got up. He has a
beautiful restaurant going with a beautiful building
there, and | ast week we approved the new restaurant
for Anthony David with a novie theater there. The
econom ¢ devel opnent has happened, so there is no
need for that junp start any nore.

| just think the building is way too
big, and that's basically where | amgoing with it.

VICE CHAIR GREENE: | will sumup
Let me -- | think, Comm ssioners, | think you
stated --

MR. MATULE: M. Chairman --

MR. GALVIN: | don't think it is
appropriate for you to conment when we are in
del i berati ons.

MR. MATULE: | under stand.

MR. GALVIN. -- but based on our
friendship and the way you always treat me with

respect, | want to show you respect.
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MR. MATULE: Well, ny only point is
hearing this fromthe Board, we spent a lot of tine
and a lot of hours, and we have taken up a | ot of
the Board's tinme with this project, and rather than
seeing it go down, we would rather downsize the
bui | di ng.

| don't know if the Board is open to
that, but when M. Wite testified earlier that if
he had to take a floor off of the building, it would
be a 60-unit building with six affordable units
rather than a 66-unit building with seven affordable
units. We are anenable to anmending our application
accordi ngly, because this seens to be the real
westling point for many of the Board nenbers.

| know it is unusual, but again, we put
inalot of tinme and effort, and there are a | ot of
positive aspects to this application, and I would
rather try to anmend the application to sonething
that the Board feels nore confortable with than see
t he whol e thing go down the drain.

VICE CHAIR GREENE: M ght | have a
nmonment to confer with ny counsel ?

(M. @Glvin and Vice Chair Geene
confer off the record.)

VICE CHAIR GREENE: My inclination, M.
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Matule, is to notor on and to bring this to a
concl usi on this evening.

MR. MATULE: That is your prerogative.

VI CE CHAI R GREENE: Does anybody
di sagree with that position?

COWM SSI ONER GRANA:  No.

VI CE CHAI R GREENE: No, okay.

MR. MATULE: Thank you for the
opportunity.

VI CE CHAI R GREENE: Thank you for the
of fer.

| think the application has nore
probl enms than whether it's six or seven stories.

Conmm ssi oner Fisher | think articul ated
very well one of the key issues. This is a proposed
residential developnent in an industrial zone. This
muni ci pality has a redevel opnment authority, and it
IS not us.

| fully recognize the inportance of the
af fordabl e housing, but | don't think this should be
the -- that should be the only reason why we should
positively consider this application. | think it is
i nportant that affordable housing be considered, and
it should be considered going forward, but | don't

think this should be the | andmark case for it in ny
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MR GALVIN: So we need a notion for or

agai nst the project.

deny.

second?

aroll

rem nde

yes --

call.

COW SSI ONER BRANCI FORTE:  Modtion to

VI CE CHAI R GREENE: Can | have a

COW SSI ONER Fl SHER: Second.

CHAl RMAN AIBEL: Al in favor?

MR. GALVIN: You need a roll call.

VI CE CHAI R GREENE: Excuse ne. W need

COW SSI ONER BRANCI FORTE:  Just a

r, a yes vote is to deny.

VICE CHAIR GREENE: That is correct.
M5. CARCONE: Conm ssi oner Cohen?
COW SSI ONER COHEN:  No.

CHAI RVAN Al BEL:  Comm ssi oner DeFusco?
COW SSI ONER DE FUSCO.  No.

MB. CARCONE: Comm ssioner G ana?

COW SSI ONER GRANA:  Just to clarify, a

VICE CHAIR GREENE: Yes is to deny.
COWM SSI ONER GRANA:  Yes.

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

M5. CARCONE: Conmi ssi oner Branciforte?

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

M5. CARCONE: Conmmi ssioner G eene?
VI CE CHAI R GREENE: Yes.
M5. CARCONE: It's deni ed.

(The matter concluded at 11:25 p.m)
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CERTI FI CATE
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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
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VI CE CHAI R GREENE: Any ot her

adm ni strative issues to di scuss?

M5. BANYRA: Can | just raise one

adm ni strative issue?

VI CE CHAI R GREENE:  Yes.

MS. BANYRA: So next neeting is May

13th, and we are going to -- you wll be receiving a

copy of the annual report for a couple years, and

then we will have a few mnutes to discuss that.

Qoviously, we are not going to go over it tonight

because we will be getting sonething that the

counci |

SO. ..

is noving on maki ng sone ordi nance changes,

VICE CHAIR GREENE: That is a Speci al

Meeting on the 13th, and | won't be here.

M5. CARCONE: For the Special Meeting

on the 13th, you won't be here?

cl ose.

you.

VI CE CHAI R GREENE: "Il be in France.

COW SSI ONER DE FUSCO  Motion to

COW SSI ONER BRANCI FORTE: Second.

VICE CHAIR GREENE: All right. Thank

(The neeting concluded at 11:30 p.m)



