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CHAI RVAN Al BEL: Good eveni ng,
ever yone.

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

Please join ne in saluting the flag.

(Pl edge of All egiance recited)

CHAI RVAN Al BEL: Thanks, everybody.

We are at a Zoni ng Board of Adjustnent
Speci al Meeting on Septenber 30th, 2015. W have a
couple -- well, first, we will do a roll call, and
then we have a couple of admnistrative matters.

M5. CARCONE: Conm ssi oner Ai bel ?

CHAI RVAN Al BEL:  Here.

M5. CARCONE: Comm ssioner Greene i s

absent.

Conmm ssi oner Cohen?

COWM SSI ONER COHEN:  Her e.

M5. CARCONE: Conmi ssi oner DeFusco is
absent.
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absent .

i s absent.

wi t hdr awn.

Conmm ssi oner @ ana?
COW SSI ONER GRANA:  Her e.

M5. CARCONE: Conmi ssioner NMarsh is

Conmm ssi oner Mur phy?
COW SSI ONER MURPHY:  Here.

M5. CARCONE: Conmi ssi oner Branciforte

Conmm ssi oner Fi sher?

COW SSI ONER FI SHER  Here.

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

M5. CARCONE: Conmmi ssioner DeGinf
COW SSI ONER DE GRIM Here.

CHAI RVAN Al BEL: G eat.

We have two matters that are being

Pat, do you want to do it?
MS. CARCONE: Yeah.

528 Jefferson Street was a project that

was submtted to the Zoning Board. Wth the zoning

ordi nance anendnent, it has requested to be

wi thdrawn, and it's going to be refiled with the

Pl anni ng Boar d.

MR. GALVIN. Yes. They can't get
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enough of these new applications.

(Laught er)

MB. CARCONE: And then the second

project is an appeal that was filed for 1130 G and

Street, and t

wi t hdraw t he

he applicant has requested to formally
appeal .

MR. GALVIN: Can we have a notion and a

second to accept both of these w thdrawal s?

affirmative.)

COW SSI ONER FI SHER  Motion to accept.
COW SSI ONER MC ANUFF:  Second.
MR GALVIN: Al in favor?

(Al'l Board nenbers answered in the

MR. GALVIN. Anyone opposed?
No.
CHAI RVAN Al BEL: G eat.

(Conti nue on next page)
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CHAIl RVAN Al BEL: Al right. W can go
right to Stevens Institute of Technol ogy Academ c
Gat eway Center.

M. Tuvel ?

MR. TUVEL: Good evening, M. Chairnman,
and Menbers of the Board.

Jason Tuvel fromthe law firm of
G bbons, PC, attorney for the applicant.

| will be brief in ny opening remarks,
so we can get right to the testinony.

Al | wanted to go over right now was
what has occurred between the | ast neeting and
today, so a few adm nistrative itens and one

substantive change. So | will go through the

substantive change first and then the adm nistrative

itens.

After hearing sone comments at the
Board neetings and al so hearing sone conmments from
the public, as you are aware, Stevens has gone
t hrough a public process in connection with this
application fromstart to finish, but as these
heari ngs have evol ved, and you hear nore and you go
t hrough the plans, we decided to renove the
conference space fromthe proposed bridge that is

part of this application.

10
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W felt that that was sonething that
woul d be a good conprom se based on a | ot of things
that we have been hearing fromthe public and al so
fromthe Board. So let nme explain that inalittle
bit nore detail, and then | will have our architect
obviously go through it very, very thoroughly.

The bridge is a two-story bridge that
was initially proposed with corridor space on the
second and third |l evel s of the buildings.

On the east side of the bridges, there
was conference space. There was conference space
for students to cone, collaborate, work with
prof essors, and work with each ot her.

What we decided to do was renove those
fromthe eastern side of the buildings on both the
second and third levels. Wat that did was it

reduced the width of the overall bridge from 26 feet

4 inches to 12 feet, so less than half of what it is

today -- of what it was as initially proposed.

In ternms of square footage, the bridge
initially was 2500 square feet. That is wth the
second -- with both |evels conbined with the
conference. Wth the new design, it is 1200 square
feet. So, again, in square footage it's well |ess

than half of what was initially proposed.

11
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We believe that the bridge wll be nore
transparent. W thought it was pretty transparent
before. However, you will see while our architect
iIs speaking, that it's even nore so now.

There will be less activity on the
bridge. It will just be a pedestrian path, as
previously there was going to be conference space.

And what we tried to do in the
bal anci ng act here was, and you heard a | ot of
testinony fromseveral w tnesses about the
connectivity factor here, the need to connect these
two buildings, so they act as a whole, so the
different disciplines wwthin the science and
t echnol ogy school that Stevens is can work together
so that the educational experience can be maxinm zed
and efficient.

So we felt that the connectivity aspect
of it was the nost inportant, and by keeping that,
we are, you know, maintaining that inportant goal.

In addition to that, we still are not
duplicating services. The |oading and the
deliveries can still be done only on the north
property. W don't need to have two areas for
deliveries, so we maintained that, which we thought

was a very good objective and a function of the

12
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bri dge.

In addition, the utilities wll still
be able to go through the bridge as well, which we
also think is very inportant.

So |l will let our architect go into
nore detail and show you the exhibits, but | just
wanted to give the Board and the public a preview of
t hat change.

Under adm nistrative itens, we
submtted the final approvals on the Babbi o garage
project. That was submtted about three weeks ago
to the Zoni ng Board.

In addition, on this project, the
Gateway project, we received approval fromthe
County Pl anning Board, fromthe Hudson County
Pl anni ng Board, so that was al so received, and
forwarded that to the Board as well.

In terns of this evening, what | plan
to do is call Ms. MKenzie back, our professional
pl anner. |If you recall at the |last neeting, her
di rect exam nation was concluded, so nowit wll be
open to the Board and the public and the objecting
attorney for questions.

After Ms. McKenzie is concluded, | wll

have our architect, Richard King, who has been
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previously sworn and accepted as an expert, briefly
go through the changes to the bridge and show you
t hose itens.

So with that, M. Chairman, unless
there are any specific questions for nme, I wll ask
Ms. McKenzie to cone back and we can start her
Cross-exam nation

CHAI RVAN Al BEL: That is fine.

MR. TUVEL: Thank you.

CHAI RVAN Al BEL: Good eveni ng.

ELI ZABETH C. MVCKENZI E PP, PA 9
Main Street, Flem ngton, New Jersey, having been
previously sworn, testified further as foll ows:

THE WTNESS: Good evening, M.

Chai rman, and Menbers of the Board.

MR. GALVIN. You are still under oath.

CHAI RVAN Al BEL: You are still under
oat h.

Board nenbers, do we have questions for
t he pl anner?

COW SSI ONER GRANA: | have one
questi on.

THE WTNESS: Certainly.

COW SSI ONER GRANA: I n the planning --

well, in alot of the testinony, in the planning
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El i zabeth C. MKenzie 15

testinony as well, there has been a | ot of

di scussi on about the need for the connectivity
between the two structures to facilitate

col | abor ati on.

THE W TNESS: Yes.

COWM SSI ONER GRANA:  Al'so, | believe in
the architect's testinony, there is about 45 or so
of fice spaces for faculty in this application.
Don't quote nme. That's ny nunber, not yours.
That's what | recall

How does office space fit into the
col | aborati on objectives of this application?

| understand how cl assroons and
| aboratories fit into the need to connect. How do
of fice spaces fit into that?

THE WTNESS: | can give you ny best
answer based on ny understanding as a planner. |
don't run the institution, so you nmay get better
answers from ot her peopl e.

But ny understanding is that there
needs to be an ability, when you are doing these
sort of collaborative projects, there needs to be an
ability for the faculty nmenbers that are connected
to what is going on in a particular lab to be able

to have office space in close enough proximty to
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t hat | ab.

Students need to be able to go, when
they're working on a project, and find the
pr of essor, whose office is hopefully closeby, and
there needs to be also the interaction between
various faculty nenbers, who m ght be working in
several | abs at once because that is the nature of
col | aborati on.

So that Stevens is a very -- | think
the word that M. Maffia used in his testinony was
that student centric institution, and the faculty is
very accessible to the students. So when they are
wor ki ng on, you know, a |lab project, or they're
wor ki ng on sonet hing, they need to be able to access
the faculty, and the faculty needs to be able to
access the labs as well. That is nmy understanding
of that.

COWM SSI ONER GRANA:  Thank you.

CHAI RMAN Al BEL: M. Cohen?

COW SSI ONER COHEN:  Hi .

| did read your testinony. | was not
able to be here on the 28th of July, and I thought
it was very thorough

THE W TNESS: Thank you

COVW SSI ONER COHEN: So | have a

16
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guestion, not based on what your testinony was
because | think | understand it, but based on the
new i nformation with respect to the application that
we are going to hear in nore detail fromthe
architect --

THE W TNESS: Yes.

COW SSI ONER COHEN:  -- | assune you
had an opportunity to review the redesi gned bri dge.
is that correct?

THE WTNESS: | have, yes.

COWM SSI ONER COHEN:  And | am wonderi ng
if it affects your testinony in any way. | nean, |
know what you testified about what the prior bridge
design was and why it was appropri ate.

Do you have any comments with respect
to the redesigned bridge as to its utility and the
benefits versus the inpact with respect to this
aspect of the plan?

THE WTNESS: Yes, | do actually.

| happened to |like the design of the
bridge previously. By elimnating the conference
space, we do | ose sone opportunities for smal
groups to get together, but that was the | east
i nportant aspect of the bridge.

The bridge acconplished, in ny opinion
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three other things that were critically inportant to
t hese buil dings and how they inpact the nei ghborhood
and al so Stevens.

Wth respect to the inpact on Stevens,
it is still the collaboration issue. It is stil
accommodat ed because the col | aboration issue has to
do with the ability to get back and forth between
the two buildings and work on projects, as | just
described. So it still acconplishes that by the
ability of people to get back and forth and do the
t hi ngs that Stevens does.

What we |ost there are the conference
spaces, which finding spaces for small groups to
nmeet is less critical that can be accommopdat ed
el sewhere. It would have been nice to have them
there. We liked the idea fromthere, but it is
doabl e wi thout them

What the bridge -- having the bridge
still does, which is still critical, is the ability
to have a nore efficient systemfor providing
utilities to the two buildings, by having shared
utilities and being able to run themthrough the
bri dge.

The other thing is it provides for the

ability to take deliveries off Hudson Street, which
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is aquality of life issue that |I testified to for
t he people who |ive on Hudson Street. Right now
deliveries are nade between Lieb and Carnegie, and
that opportunity will be closed off.

And what the bridge does is it allows
us to have the little trucks that are running
deliveries to the Academ ¢ Gateway and to Carnegie
to cone in the back of the north building, and then
come and use the bridge to get into the south
bui I ding, and then also Carnegie, and so it provides
t hat opportunity to renove not only the curb cut,
but also all opportunities for the trucks --

COWM SSI ONER COHEN: Excuse ne, if
could, just to interrupt, because | think a |ot of

that you covered in your prior testinony.

THE WTNESS: | did
COWM SSI ONER COHEN: | guess what | am
trying to get you to focus in on is: | understand

the benefits to the facilities and to the school --
THE W TNESS:. kay.
COW SSI ONER COHEN:  -- but | guess
what | would Iike you to focus on is the redesign,
if I understand your counsel's view, was that it was
in response to concerns of the community and then

t he Board --

19
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THE W TNESS:  Yes.

COW SSI ONER COHEN:  -- and | woul d
like to just get your professional opinion as to the
new design and its inpact of the community.

| mean, does it successfully address
t he concerns?

Do you have any opinion with respect to
that, in your perspective of design?

THE WTNESS: | do, and | amsorry if
m sunder st ood your question initially.

| think what happens as a result, and
you will see the plan when it's -- this is not the
new bridge. This is the old bridge. You will see
the plan for the new bridge, and it is much airier
and sort of less visually obtrusive. There is nore
I'ight com ng through because it is sinply thinner
and nore exposed that way. So that as far as its
i npact, its visual inpact, | think it will be
considerably less, and I think you will see that.

| think people were concerned about
t hat sense of heaviness of having the bridge go
across Sixth Street, even though it woul d be back
and pushed back, | think there was a concern that it
just sort of nade the proposal nore inposing, and

this takes that away, and you will see that, but it
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still acconplishes all of the good objectives that
were in ny testinony before.

COW SSI ONER COHEN:  Thank you.

CHAI RVAN Al BEL: Anybody el se have
questions for Ms. MKenzie?

CHAI RVAN AIBEL: Al right. Seeing
none - -

COW SSI ONER COHEN:  Mdtion to cl ose --
oh, I"'msorry, | junped ahead.

CHAIl RVAN Al BEL: -- we are cutting off
al | questions.

(Laught er)

THE WTNESS. So | can go hone.

CHAI RVMAN Al BEL: Everybody can go hone
Now.

(Laught er)

W are now going to open it up to the
public for questions for the planner. This is the
time for questions, not for opinions. That will be
| ater.

Sir?

MR. DWER  Good evening, M. Chairman,
and the Board.

Pat Dwyer fromthe law firm of Nusbaum

Stein on behalf of the objectors Alla and Scott
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Sobel. | do have a few very brief questions for
Ms. McKenzi e.

You testified that you had visited the
canpus in anticipation of participating here?

THE W TNESS: Yes.

MR. DWER  And you had spoken with
peopl e from Stevens about the application?

THE W TNESS: Yes.

MR. DWER  The question | have is: At
any point during those conversations, was there any
di scussion of placing the academ ¢ buil di ng
el sewhere on the canpus?

THE W TNESS: No.

For the reasons that | already
described in ny testinony, and | hope you don't want
me to reiterate all of that, but this was felt to be
the optinmum | ocation for these two buil dings, both
in relationship to one another and in relation to
the rest of the academ c core on the canpus, which
we have already testified to and which M. Mffia
testified to.

In addition, we felt that, you know,
given the fact that these two properties are owned
by Stevens, and one is in the R 1(E) Zone and one is

in the RR1 Zone, and the fact that you have a
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deci dedly residential nei ghborhood across Hudson
Street fromthese properties and also up further on
Hudson Street next to us in the Ravenswood
bui | di ngs, sone of which are owned by Stevens, we
felt that these buildings, even though they are
academ c buildings, they're not residential. These
are buildings that were able to be quieted at night
in a way that residential buildings sonetines are
not, and we felt that they were appropriate uses for
t hat reason

MR. DWER  And you nentioned that
there was an open space requirenent in the R 1(E)
Zone, correct?

THE WTNESS: Yes, there is.

MR. DWER Do you know what t hat
requirenment is?

THE WTNESS: Yes. W have to have at
| east canpus-w de 50 percent open space.

MR. DWER  And what is the current
percent of open space on the canpus?

THE WTNESS: It's below 25 -- excuse
me -- we are -- | got the wong thing.

We have well over the 50 percent
requi rement on canpus. | was | ooking at the

coverage requirenment, and the coverage is different.
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But we are well over the requirenent.

MR. DWER  And in your planning
report, you mentioned two cases. One was the
Monmout h Uni versity case and the other was the Seton
Hal | University case.

THE W TNESS: Yes.

MR. DWER Are you famliar with those
cases?

THE WTNESS: | am

MR. DWER Do you understand that the
Seton Hall case application to go off canpus and use
a building on the edge of canpus was deni ed?

THE W TNESS: Yes.

MR. DWER  And that in the Mnnouth
University case, the application to go off canpus
and build academ c rel ated buil dings off canpus was
granted, but only after they explained that they had
| ooked at every other opportunity, all of the
alternatives?

THE WII NESS: \What those two cases
stand for is the fact that academ c institutions of
hi gher education are inherently beneficial.

There were -- there was sone
indication -- just let me finish the answer -- with

respect to the South Orange case, the South O ange

24
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case went down on the negative criteria, on the
failure to satisfy the negative criteria. But in
the Appellate Division's decision, it specifically
said that the issue of whether there was a better
way to do it or sone other way on canpus to
accommodat e the buil di ngs was not the proper purview
of the Board, that the Board shoul d be | ooking
purely and sinply at the application and the inpact
on the negative criteria, you know, the intent and
pur pose of the zone plan.

MR. DWER Isn't it true -- isn't it
true that the Monnouth University case is
specifically referred to the applicant confirmng
with the Board that they had | ooked at all possible
alternatives and on and of f canpus where to put
these facilities and explained those reasons to the
Board, and that is part of the reason why the
Suprenme Court of New Jersey affirned, and that
vari ance was granted?

THE WTNESS: That was one of the
things that was nentioned in that case, yes.

MR. DAWER  Thank you.

That is all | have, M. Chairman.

CHAI RMAN Al BEL: Thank you.

Anybody el se have questions for the
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pl anner ?

Pl ease cone forward.

Pl ease state your nane and address for
t he record.

MS. HEALEY: Leah Heal ey, 806 Park.

Al right. In preparation for this
testinony, did you review all of the plans,
different iterations of the plans comng up wth
this plan?

THE W TNESS: Yes.

MS. HEALEY: And did all of those pl ans
contain a skybridge?

THE W TNESS:  Yes.

MS. HEALEY: Have you reviewed the
mast er plans, both the 2004 and the 2010, in order
to prepare for this --

THE WTNESS: | did

M5. HEALEY: Are you famliar with the
design, the free scape design concepts that are in
t he master plan?

THE WTNESS: Yes, | am

M5. HEALEY: And are you famliar with
the specific prohibition of the street and the
skywal ks in the master plan --

THE WTNESS. Yes. There is a very
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specific -- I'msorry.

MS. HEALEY: -- concept -- I'msorry.
Is that prohibition for all zones of Hoboken?

THE WTNESS: It is -- first of all
the master plan isn't an ordinance, but it is a
recomendation that there be no nore skybridges or
skywal ks, they call them allowed, and they
particularly reference one special purpose, a
skywal k, that |eads froma parking garage to St
Mary's Hospital. It says in that case, it mght be
all right. W don't want nore of them W want to
mai ntain the vibrancy of the street, and we want to
keep people on the streets.

M5. HEALEY: (kay.

Wth respect to open space, you
indicated that there was a 50 percent requirenent of
open space, and that you have well over that.

THE WTNESS: On the Stevens canpus,
yes.

M5. HEALEY: How do you know t hat?

THE W TNESS: Because when we did the
cal cul ations for the Babbio Garage, because | was
involved in that application, we did sone
cal cul ati ons of open space and coverage -- and --

fl oor area rather, open space and floor area. And
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what we concl uded was that we were well under the
fl oor area and well over the open space.

At that tinme | added a few percentage
points to figure out what woul d be the inpact not
only of the gateway buil di ngs, because we know
those, but also the, you know, other snaller
applications that have gone on for a couple of years
after that, and concluded that we were still, you
know, well above and bel ow the threshold that we
needed to be.

M5. HEALEY: \What is your definition of
open space?

THE W TNESS: Open space on the -- in
the ordi nance is open space, the sane way that you
defi ne open space any other pl ace.

MS. HEALEY: So is a sidewal k open
space?

THE WTNESS: No. Excuse ne. It is
open -- it is partly -- it can be part of open
space. It is not -- it is -- if you are dealing
with coverage, that is different. It is part of
i npervious coverage. |It's not part of building
coverage however

M5. HEALEY: So your 50 percent though
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THE WTNESS:. Yeah. | have to go back

and | ook at the ordinance, if you want ne to do

that --

MS. HEALEY: No.

THE WTNESS: -- because there is
actually -- there is a very specific way that the

term "open space" is used in the context of the
canpus.

M5. HEALEY: Are you famliar with the
roads around Sixth Street?

THE WTNESS: Sonmewhat. | nean, |
don't live in Hoboken, but | certainly have driven
t hrough them and around them as part of ny
i nvestigation.

M5. HEALEY: As part of your | ook at
the planning requirenents for the building, | am
assumi ng that you took a |look at the traffic
patterns --

THE W TNESS: Yes.

MS. HEALEY: -- so you are aware then
that Sixth Street runs fromeast to west?

THE WTNESS: It runs fromeast to
west, yes.

M5. HEALEY: And it is one-way?

THE W TNESS: Excuse ne. One-way, Yyes

29
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M5. HEALEY: And then Hudson Street is
one-way runni ng south?

THE W TNESS: Yes.

M5. HEALEY: And that Fifth Street,
which is the other side of the buildings, runs east,
and that is al so one-way?

THE WTNESS: West to east, yes.

M5. HEALEY: And then behind this
building is | think R ver Road, which it kind of
junps over the park and conti nues on.

THE WTNESS: R ght, becones sort of
like a river, sort of terrace --

MS. HEALEY: And is that a two-way
street?

THE WTNESS: | can't renenber
think it is.

UNKNOMWN VO CE FROM THE AUDI ENCE:  Yes.

THE WTNESS: | know |I've probably gone
both ways on it, so | hope it is a two-way.

(Laught er)

UNKNOMWN VO CE FROM THE AUDI ENCE:  Yes,

it is.

MS. HEALEY: Do you know what happens
to that street once it crosses Sixth Street as it is

headi ng north?
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THE WTNESS: As it is heading north
it dead ends.

M5. HEALEY: It dead ends at --

UNKNOWN VO CE FROM THE AUDI ENCE:  You
know, I am having a hard tine hearing you. Can you
speak | ouder?

MS. HEALEY: |'m sorry.

THE WTNESS: Can you hear ne?

UNKNOWN VO CE FROM THE AUDI ENCE: | can
definitely hear you, but |I can't hear Leah.

M5. HEALEY: |I'msorry. | think

sound | ouder than | do.

THE REPORTER: | can hardly hear you
ei t her.

MS. HEALEY: |'msorry.

So ny question is: |If the anpbunt of

traffic that is going to actually cone down Sixth
Street, would you say that is probably pretty
limted by the nature of the way the streets are
that are surrounding it?

MR. TUVEL: M. Glvin, | would object
to the question, because the traffic engi neer
already testified at length regarding trip
generation, his counts on the roadways, and |

bel i eve these questions were actually asked of the
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traffic engineer regarding trips on the roadway.

If they relate to planning, that is
fine, but I think the questions have been so far
related to traffic, which we had two hearings of
testi nony on.

M5. HEALEY: | aminterested in what
your opinion is about the pedestrian character of
Sixth Street and whether or not --

MR. GALVIN.  Just so you know, | think
it is planning related. | think you have to put all
of the testinony in, and the planner pulls it al
together, and | ampretty sure that this question is
related to Ms. McKenzie's planning testinony.

MR. TUVEL: As long as it relates to
pl anni ng, okay.

M5. HEALEY: Just your opinion on the
traffic on Sixth Street in terms of howit is going
to relate to pedestrians that are using these
bui | di ngs.

s it going to inhibit then?

s it going to be okay for then?

Do you have any opinion on that?

THE WTNESS: | gather you are asking
me the question because you are wanting to know

whether it is inportant for pedestrians not to have
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to cross the street.

MS. HEALEY: Correct.

THE W TNESS:. Sonme pedestrians wll,
and to the extent that there is traffic on Sixth,
then they won't have to stop and wait for that
traffic.

| think that there are -- that doesn't
address the reasons for having the bridge, but I
can't argue with you that there will be people
crossing the street fromtine to tine, and they wll

cross the street the sane way everybody el se does.

So from a pl anni ng perspective, | don't
think that -- the purpose of the bridge is not to
make sure nobody has to cross the street. It is to

al | ow people who m ght be on the fourth floor or the
third floor to be able to get across to the |ab that
they need to get across to wi thout having to go al
the way down to the street and cross and go back up
which is an inefficient use of tinme and energy,
peopl e' s energy.

M5. HEALEY: (kay.

You testified tonight that you felt
that the deliveries being taken off of Hudson
Street -- not being on Hudson Street was a benefit

of the bridge --

33
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THE W TNESS:  Yes.
MS. HEALEY: -- and that they could use

t he skyway of the bridge.

Was there no other way for the buil ding
to have been designed, so that the deliveries could
have been in the rear of both of these buil dings?

THE WTNESS:. | amnot the designer
There would certainly have needed to be ot her
accommodations, if that was going to occur, and | am
not sure that the -- | don't know that it would have
justified making a change in the existing situation
because there was already an entrance to Carnegie
between -- that goes between Lieb and Carnegie, so
don't have an answer to that question. That is a
desi gn questi on.

M5. HEALEY: (kay.

And the coll aboration you tal ked about,
there being a back and forth between the buil di ngs,
the col | aboration achieved by that, is collaboration
not able to be achieved for sonebody to go down the
stairs and across the street and go back up?

THE WTNESS: | think you are m ssing
the point of the collaboration, and that is that
ability for students and faculty, who m ght be a

student working in a lab space and a faculty nenber

34
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perhaps in an office, perhaps in the other building
because many of the offices are not in the sane
building with the | ab space because of the way the
bui | dings are configured, they can't be, and the
ability to access each other easily.

And, yes, M. Mffia testified
ext ensi vel y about, you know, seeing people in
corridors and seeing people in hallways, and you
know, to the extent that they are within the
bui l ding, they mght stop to have a chat. There
m ght be nore of that kind of collaboration.

But the bridge has many purposes, and
the col |l aboration is that the collaboration that is
achieved by tying in these two buildings to one
another is critical.

M5. HEALEY: Do you have an opini on
about whether this is an appropriate use of a public
right-of-way?

THE WTNESS: | think it is a perfectly
appropriate use of a public right-of-way, and
think that, you know, ordinarily, and this goes back
to the question you asked ne previously, ordinarily
when, you know, you are dealing with a statenent in
the master plan that you don't want nore of these

skybri dges or skywal ks, you know, the idea, and this
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is expressed in the master plan, is you want
pedestrians on the street shopping. You want them
not to be insulated from Hoboken

But in this case, you are dealing with
an academc institution. You are dealing with
access between two academ c buil dings. There are no
stores or shops in the imediate vicinity of these
bui l dings that m ght be deprived of having students
use them And we al ready have, as | said, we
al ready have bridges connecting the three buil dings,
Morton, Kidde and Pierce.

M5. HEALEY: Do any of those bridges
exist in a public right-of-way --

THE WTNESS: They don't have a public
ri ght-of-way as proposed, so this is perfectly
appropriate in ny opinion to do so, provided the
Counci | approves it.

M5. HEALEY: So what benefit is it to
the comunity?

| realize the benefit to Stevens, but
what is the benefit to the comunity that |ives
around this, and you are not to be inpacting
negatively, that you have Stevens' students going
back and forth between two buil dings over a public

right-of-way?
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THE WTNESS: Well, you know, one of
the things that was nentioned early on in sone of
t he di scussions that Stevens' people were having --

(Comm ssioner Grana fell off the
chair.)

(Laught er)

COW SSI ONER FI SHER:  Are you okay?

COWM SSI ONER GRANA: It was a tined
interruption.

(Laught er)

THE WTNESS: -- one of the things that
had been said to Stevens is that we don't really
want ki ds hanging out. W don't want students
hangi ng out on Hudson Street. So it was one of the
reasons that the terrace idea that we initially had,
we woul d have had sort of a patio on Hudson Street
in front of the north building in particular, and
actually in front of both buildings | believe at one
poi nt, but that went away in favor of the gardens
that we were proposing and to specifically not
create an environnent where people would hang out.

Can you hear ne?

MS. HEALEY: Are you aware of a
provision in the master plan that says that this

area of Stevens' canpus is to be dealt with in a
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manner that was protective of the adjoining R1
comuni ty?

THE W TNESS:. Absolutely, and we
knocked oursel ves out to acconplish that, and
t hi nk we did.

M5. HEALEY: By putting in the
garden --

THE WTNESS: Well, not just that.
It's al so everything we have done about the buil ding
design, the effort to step down the buildings, to
integrate with the Ravenswood buil dings, to keep the
cornice lines consistent wwth Carnegie and to
basically create buildings, that while they are not
residential buildings, would be conmplinmentary to the
residential buildings and woul d have a solid | ook
that was consistent wth the architectura
vernacul ar of the area, and there was an effort --
and Richard King testified to this extensively in
ternms of sizing of windows and building materials
used, and all of the ways in which we made an effort
to be respectful of the residential character of
this area.

MS. HEALEY: And if, as you say, the
benefit of this is that you are having this

cross-over and deliveries, do you have any opinion
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about why this couldn't be acconplished in one floor
rat her than two?

THE WTNESS: You know, one of the
benefits of having it on two floors, | don't think
it makes -- | can't imagine that it would nake a
significant difference fromthe view fromthe
street. | think the thinness and airiness of the
bridge now i s what nakes a difference.

But, you know, the benefit of having
two floors of the bridge is that people will only
need to go down a floor, up a floor in order to use
the bridge fromw thin the building, so that that
pronotes the use of the bridge and pronotes the
ability of people to go back and forth.

It nmakes sense froma progranmatic
standpoint, and | think it has no detrinental inpact
to the surroundi ng area.

| don't think the bridge, and you wil|
see fromthe pictures that you' re going to see,
don't think it is -- | nean, | did not -- | have to
tell you that | don't think that that is an
unattractive structure, but it is much airier and
lighter and |l ess visually obvious with the change
that's proposed.

M5. HEALEY: Perhaps you don't consider

39
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it unattractive, but sonebody nust, if they put a
prohibition in the master plan for the public
hearings on this --

THE WTNESS: No, no, wait. The public
hearings on this?

M5. HEALEY: The master plan.

THE WTNESS: Oh, the master plan.

That went in, | believe, because of the
desire to pronote pedestrian use of the city streets
and the use of the ground floor shopping areas and
to not take people away fromthe rest of Hoboken,
but | don't think that is a problemhere. That sane
i ssue doesn't apply here.

M5. HEALEY: Do you think the structure
woul d be, as you said, lighter and airier and nore
transparent if it were half of the square footage,
so it was only one floor rather than two?

THE WTNESS: | don't know. | have not
| ooked at that alternative yet.

M5. HEALEY: Thank you.

CHAI RMAN Al BEL: Thank you.

Anybody el se wi sh to question the
pl anner ?

Pl ease cone forward.

You, the gentlenman.
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Nanme and address.

MR. COOKE: Frank Cooke, C-o0-o0-k-e, 632
Hudson Street.

MR. COOKE: During the previous
testinony, and | apol ogize, | amnot a planner, so
don't recall the variances that you are referring
to, but there was a | ot of discussion of the public
good, and | amjust curious.

Are there increnmental prograns getting
added to Stevens to further inprove the public good
as a result of this progran®

THE W TNESS: Yes.

MR. COOKE: \What are they?

THE WTNESS: The bi o-innovation
| aboratory and that whole programw || have a hone.

MR. COOKE: But it exists today?

THE WTNESS. It exists today, but it's
not adequately acconmopdat ed.

And these are questions probably better
directed in terns of the specifics of what exists
today and how they are accommobdated today to be
asked of Robert Maffia, who was another w tness.

But we are also facilitating the | ab
that allows for the learning fromrenote | ocations

and al so the space for constructing, you know,
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experinmental projects wll be enhanced. W wll
have a big lab for that, and we don't have space for
t hat now.

So all of that, which allows Stevens to
continue with its research projects, and that
research is directly beneficial to the public, it is
also indirectly beneficial in the sense that Stevens
sends out people that will know nore about those
things and be of help to society, but also that sone
of the direct benefits of the research are actually
put to use.

So | believe that those are direct
public benefits apart fromand in addition to the
fact that academ c institutions, institutions of
hi gher education, are considered to be inherently
beneficial in their ow right, even if we didn't
have all of those extra things that we are getting
out of it, it would be inherently beneficial, but I
think that puts us on a roll to the top in terns of
t he i nherent benefits.

MR. COOKE: So two questions or
clarifications.

Do the prograns exist today?

THE WTNESS:. | believe they do.

MR. COCKE: So there are no increnental

42
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prograns getting added to the public good. It's

just an inprovenent on the prograns?

THE WTNESS: That is ny understandi ng

The prograns exist, but there is not
adequat e and appropri ate space for them so they
are -- they are hanpered in their ability to
flourish.

MR. COOKE: Thank you.

A foll owup question: You nentioned
that higher learning institutions are inherently
seen as being better for the public good.

Does that nean it would be better for
Stevens to hop across Hudson Street and take over
sonme of those buil dings and use those for
increnmental --

THE WTNESS: You know, honestly
haven't | ooked at an application to do sonething
like that because it is not proposed in this case.

MR. COOKE: That wasn't the question.

THE WTNESS: You asked ne if it would
be better to do that, and | have not specul ated
about that.

MR. COOKE: Ckay.

Lot coverage, and | don't understand

the zoning rules, so | apol ogi ze.
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| heard about | ot coverage on the
canmpus level. M inpression was that |ot coverage
zoning is at the lot |evel.

THE WTNESS: It is, and we asked for
vari ances because on a lot-by-lot basis, we are
exceeding -- and | ot coverage here neans buil di ng
coverage, and we are exceeding it.

But el sewhere on the canpus, we have in
t he past been | ooked at in the context of the
overal |l canpus |ot coverage and we are well within
t hat .

MR. COOKE: So you admt that it is
actually |l ot coverage that is the zoning
requi rement, not the canpus coverage?

THE WTNESS: No. W asked for a
variance on | ot coverage because we don't neet it on
the individual lots, yes --

MR. COOKE: Because you do need it.

THE WTNESS: -- we do need it. | said
t hat because we don't "neet" it, "neet" it. W need
it. W don't neet it.

MR. COOKE: That's not com ng across
clearly to nme, but | don't know about anybody
el se --

THE WTNESS: W don't neet it on the
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i ndividual lots. W do need the variances, and we
asked for those.

MR. COOKE: You had nentioned that
skybri dge conference space was the | east inportant
part or aspect of the project, and | assune you
didn't nean project. You neant the skybridge.

Can you tell us what the next |east
nost i nportant aspects of the projects are?

THE W TNESS: No.

MR. COOKE: There have been a coupl e of
mentions of deliveries on Hudson and the need to
have the skybridge to facilitate not having
deliveries on Hudson.

s there any anticipation that there
woul d ever be deliveries on Hudson in this new
| ayout ?

Is there going to be a | oading zone or
anything |like that?

THE W TNESS: No.

MR. COOKE: Whuld there ever be a
| oadi ng zone on Hudson?

THE WTNESS: | don't know whet her
sonebody woul d attenpt to unl oad sonething from
Hudson, but there is no | oadi ng zone proposed on

Hudson.
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MR. COOKE: So the Hudson thing is a
little bit of a red herring?

THE WTNESS: Well, right now we have
access from Hudson to a | oading area --

(People in the audi ence tal king)

MR. GALVIN. Quys, guys, just stay here
bet ween t he pl anner and yourself, M. Cooke.

MR. COOKE: Hum this is kind of going
back to one of the things that Leah was tal king
about .

Previ ously you nentioned that it
woul dn't materially inpact views when we have the
deep wi dth conference room doubl e hei ght skybri dge?

THE WTNESS. R ght.

MR. COOKE: And now you said it is
better, it is lighter. And Leah had asked you about
even cutting this dowmn to one floor versus two.

If it was okay before, but nowit is
better, is it not better again to go lighter?

THE WTNESS: | don't know. | think
that the application as it was initially proposed
was attractive and defensible. You will have a
nodi fi ed proposal to | ook at, and you can neke that
deci si on.

| amconfortable that it is lighter and
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airier. | don't think it is necessarily better
| ooking, but it's certainly lighter and airier with
nmore |ight comng through, nore of the ability to
see the sky and less of the sense that there is a
bui | di ng there.

MR. COOKE: Ckay.

So you can't anticipate?

THE WTNESS: | amnot anticipating.

MR. COOKE: Al so, we heard that
Carnegie is connected to the south building?

THE W TNESS: South buil ding, yes

MR. COOKE: And that Carnegie already
had delivery facilities?

THE WTNESS: It has themnow, it wll
go away.

MR. COOKE: So we could |eave the
Carnegie delivery facilities as they are today and
potentially mtigate the need for a skybridge?

THE WTNESS: No, because we still have

to get deliveries into the north building -- | nean
into the south buil ding.

MR. COOKE: But it could cone through
Carnegie into the south building --

THE WTNESS: Well, not if you are

connecting the two buil dings, no.

a7
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MR. COOKE: | didn't ask that.
THE WTNESS: Well, except that that's

what's happening is it's being connect ed.

MR. COOKE: |I'msorry. That's
happeni ng?

THE WTNESS: The south building --

MR. COOKE: Zoning Board, is that
happeni ng?

THE WTNESS: -- no. That is part of
the application to connect the two.

MR. COOKE: So that wasn't ny question

Carnegi e woul d be connected to the
south building. Deliveries could cone into
Carnegie, if it were facilitated?

THE WTNESS: | am not sure how that
woul d happen.

| f the buildings are proposed to be
built as shown, there would not be room for that
anynor e.

MR. COOKE: So the question then
beconmes: If the buildings were nodified to still
al l ow access to Carnegie, deliveries could cone into
t he south building, not having to go over a
skybri dge?

THE W TNESS: Possi bl y.
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MR. COOKE: Thank you.

No nore questi ons.

CHAI RVAN Al BEL: Thank you.

Pl ease cone forward.

M5. ONDREJKA: Mary Ondrejka, 159 9th
Street.

MR. GALVIN. Mary, could you spell your
| ast nane for the court reporter?

M5. ONDREJKA: O-n, as in nun, D, as in
dog, r-e-j-k-a.

Thi s has al ways puzzled ne, but |
al ways forget what it stands for. But both sites
are in two different zones, correct?

THE W TNESS:  Yes.

M5. ONDREJKA: The north site is in the
R-1(E) ?

THE WTNESS: No. The north site is it
inthe R1, and the south site is in the R 1(E).

M5. ONDREJKA: Okay. What is the
R-1(E) ?

THE WTNESS: The R 1(E) is the R1
educational subdistrict.

M5. ONDREJKA: And the R1 is
residential ?

THE WTNESS: Right.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

El i zabeth C. MKenzie

M5. ONDREJKA: So the north is in the
R-17?

THE WTNESS: R-1, yes.

MR. GALVIN. How about in this photo,
whi ch one --

M5. ONDREJKA: On the left.

THE WTNESS: The one on the left is in
the R-1 Zone, and the one on the right is in the
R-1(E) Zone.

MR. GALVIN. Thank you.

M5. ONDREJKA: Ckay.

What | don't understand is, and this is
what is causing a |lot of problens, the structure
that -- well, what is sitting there nowis a parking
| ot, correct?

THE W TNESS: Yes.

M5. ONDREJKA: What was sitting before
that was a church, correct?

THE W TNESS: Correct.

M5. ONDREJKA: That is not residential
so why has it been zoned residential?

THE WTNESS: | believe that -- see,
initially when the R-1(E) Zone was created and the
zoning map was drafted, this property, the north | ot

was actually -- and the Ravenswood buil di ngs were

50
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included with the R 1(E) Zone, and then it was
real i zed sonewhere down the road that that had not
been the intention when the zoning map was drawn,
that the intention had been actually to | eave the
Ravenswood bui |l di ngs, but the parking | ot was
enconpassed within that wwthin the R1 Zone, so that
adj ustrent was made in 2005, although it is not
reflected on the main building --

M5. ONDREJKA: Wait a mnute.

The adj ustnent -- what adjustnent was
made in 20057

THE WTNESS: To take the north |ot,
Lot 1, Block 228, and the property that we call the
Ravenswood Townhouses and put themout of the R 1(E
and back into the R-1 where they had started.

M5. ONDREJKA: Okay. | can understand
t hem taki ng t he Ravenswood, but why a parking | ot?

THE WTNESS: | don't know the answer
to that, but | have to take --
ONDREJKA:  No rationale for that --

GALVIN:  Wait, wait.

5 3 O

ONDREJKA: -- | want to know t he
rati onal e.
MR. GALVIN. Whoa, whoa.

THE WTNESS: | didn't do the
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or di nance.

| believe that there could have been a
concern about what went on this lot, if the parking
ot were a go away. | don't think it was to protect
the parking lot, which is nonconform ng al so.

It may have been to protect the
character and have a |lot of control to nake sure it
woul d have to cone to this Board. | can't give you
the rationale for that.

VWhat | can tell you is that we have
taken the fact that it is in the R 1 Zone very
seriously in terns of how we have attenpted to
design this to fit in wth other properties that are
zoned R1 and 2 to be a good nei ghbor

M5. ONDREJKA: Ckay. | don't -- that
IS not ny issue.

This neans that Stevens owns property
inthe R1 district --

THE W TNESS: Yes.

M5. ONDREJKA: -- and they are all owed
to build on this property, if they so choose?

THE W TNESS: Yes.

M5. ONDREJKA: That neans that Stevens
can only build condos?

THE WTNESS: Well, there are other
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uses -- there are a |lot of
R-1 Zone. | nmean, retai

the R-1 Zone.

M5. ONDREJKA:

irrational, and we all know it.

(Laught er)

THE W TNESS:

M5. ONDREJKA:
you're -- what |I'mgetting

THE W TNESS:

(Ms. Ondrejka
at the sane tine.)

MR. GALVI N:
guesti ons.

M5. ONDREJKA:

McKenzi e 53

ot her uses allowed in the

uses are also allowed in

No, no. That is

That's not why --

It is not ny ordinance --

-- soyou're --

-- it's not ny ordi nance.

and the w tness speaking

Renenber, you are asking

| know | am aski ng

questions, but this does not nmake sense to ne to

have a piece of property for Stevens, what exactly

can Stevens build on this,
academ ¢ bui | di ng?

THE W TNESS:

if they can't build an

They could build -- they

could build condom niuns or apartnents.

V5. ONDREJKA:
okay.
Al right.

THE W TNESS:

That is irrational, but

Wiy wasn't this changed?

Wiy wasn't the zoning --
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M5. ONDREJKA: Changed.

MR. GALVIN.  She can't answer that.

THE WTNESS: No. And the thing is
when we cone to a Board of Adjustnent, everybody
here in this roomhas to accept the zoning that is
in place. This is not the place to say, oh, the
zoni ng shoul dn't have been that way. W have to
deal with the zoning that we have --

M5. ONDREJKA:  Well, that obviously
seens to be a flaw

So then they could put a residenti al
buil ding four stories high, correct?

THE WTNESS: 40 feet.

M5. ONDREJKA: 40 feet.

Al right. The zoning |law was recently
changed recently in June because of the floods --
the flooding situation that occurred, and they can
now go 40 feet above the flood plain.

This is not considered flood plain,
this piece of property, correct?

THE WTNESS: Correct.

M5. ONDREJKA: So it does not apply to
this, correct?

THE WTNESS: Right. W are dealing

with a 40-foot Iimt, and we have a hei ght
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variance --

M5. ONDREJKA: That is what you are
asking for. Ckay.

Hum | had witten down -- | couldn't

remenber it was so | ong ago, but you had a | ong

t esti nony.

THE WTNESS:. | know.

(Wt ness | aughs)

M5. ONDREJKA: Did you, hum-- did
you -- okay -- there is also a variance -- is
there -- did you say that there was a variance

needed for the cellars --

THE W TNESS: Yes.

In order to be able to nmake academ c
use of the space in the cellars, that requires a
vari ance, and because the cellars are not under the
definitions in your ordinance counted as stories are
permtted to be used as habitable space, but -- and
t hat nmakes sense when you are dealing wth
residential buildings for sure, but when you are
dealing with academ ¢ buil dings --

M5. ONDREJKA: And this is because of
the R-1 designation.

If it wasn't in R 1, wuld you need a

vari ance for the cellar?
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THE W TNESS: Yes, because we need one
in the R1(E) Zone, because the cellar --

M5. ONDREJKA: Because it's --

THE WTNESS: -- it is a definitiona
issue with the cellar, and we asked for that
vari ance, because -- and we had testinony. There
was testinony from Ri chard King regardi ng, you know,
the fire safety issues and other safety issues that
woul d have notivated the prohibition against using
the cellars as habitable space and how for a non
residential use, that can be overcone in other ways.

M5. ONDREJKA: Ckay.

The variance is needed because peopl e
are going to be down there working or studying?

THE WTNESS. R ght.

M5. ONDREJKA: Okay. |It's not just
st orage?

THE WTNESS: It's for |ab space --

M5. ONDREJKA: No. | understand.
just wanted to know why you needed a vari ance.

Wait a mnute. | have one nore
guestion here.

Hum so can | ask this: Ravenswood,
that is right next to this property?

THE W TNESS: Yes.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

El i zabeth C. MKenzie 57

M5. ONDREJKA: Coul d Stevens knock all
of Ravenswood down and put academ c buil di ngs there?

THE WTNESS: | think it would be
probably over the Board's dead body, but --

(Laught er)

-- but they can't do it w thout com ng
to this Board.

M5. ONDREJKA: R ght. So Ravenswood is
out.

So you got a piece of property here
that you have to -- would only be allowed to put a
residential situation?

THE W TNESS: Residential or
residential with retail on the ground floor. You
could do that.

M5. ONDREJKA: Al right. Thank you.

CHAI RVAN Al BEL: Thank you.

Any further questions for this wtness?

Pl ease, nma' am

M5. GRCSS: Barbara G oss, 600 Hudson
Street.

My first question is: Are we going to
see a picture of what the new proposed --

THE W TNESS:  Yes.

(Laught er)
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M5. GROSS: kay. Because | keep
| ooking at this, and | amnot able to cone to any
concl usi ons.

THE WTNESS: That is because you wll
hear testinony fromRi chard King, who is the
architect, and he will be able to explain the
changes that were nmade in the bridge and how --

M5. GROSS: Ckay.

Now, at the begi nning of your talk
toni ght, you nentioned 1200 square feet?

THE WTNESS: Actually M. Tuvel did
that in his opening --

M5. GROSS: Ckay.

Wul d you know, is that each floor, is
that 1200 on third floor, and 1200 on the --

THE WTNESS: | think it is 1200 al
toget her, but | have to check.

MR. GALVIN. That will conme fromthe
next testinony.

MR. TUVEL: The architect will go over

THE WTNESS: Actually | have to go
| ook at the plans and check, because | forget --
MR. GALVIN. Al right. Let's nove on

We can't give you that answer.
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M5. GROSS: The issue of collaboration
really puzzles nme, because Sixth Street is not so
big that it would take a long tinme to get across it
on foot.

And does col | aboration go on in any
ot her part of the canpus?

THE WTNESS:. It goes on -- it goes on
t hr oughout the canpus.

M5. GROSS. Wthout a bridge
connecting --

THE WTNESS: Well, there are sone
bri dges on the other part of the canpus --

M5. GROSS: Skybri dges?

THE WTNESS:. Yes. They connect the
Morton, Pierce and Kidde buil di ngs.

M5. GROSS: Ckay.

Suppose | have classes in the Stevens
Hall or in Carnegie or in Babbio Center, and | need
to collaborate with sonebody, | have to go --

THE WTNESS: Then you do have to get
out and wal k, absol utely.

(Ms. Goss and the witness tal king at
the sane tine.)

MS. GROSS: And ny --

THE REPORTER: Wit a second. You
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can't talk at the sane tine.

M5. GROSS: I'msorry, I'msorry.

THE REPORTER: \What was your question?

M5. GROSS. M question was: Suppose
had cl asses in Babbio or Stevens Hall or the
Carnegi e building, and | need to collaborate with
soneone, and the witness said yes, you have to go
out into the street and wal k there.

Has that been a big probl enf

THE WTNESS: What we have -- | don't
know that it has been a big problemin the sense
t hat what we have done is located all of the
academ c buildings in close proximty to one
anot her, but here, where we are adding space in both
bui | di ngs, sone of those spaces interrelate, but we
can't get themall in one building, and that is why
we need the bridge between the two buil di ngs.

CHAI RMAN Al BEL: Thank you.

Anyone el se?

Pl ease step forward.

MR. PRANSES: Terry Pranses, 730 Park
Avenue.

MR. GALVIN. Terry, spell your |ast
nane.

MR. PRANSES: P-r-a-n-s-e-s.
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MR. GALVIN. Ckay. Thank you.

MR. PRANSES: Now, the first question
i's going back to your July testinony, your earlier
testinony, and it is really a clarification. It
seened to confuse ne.

It seened that you were saying that
sonme of the deliveries to this conplex would be nade
t hrough Babbi o and through the Sinatra Drive
ent rance.

Was that sonething that you wi shed to
say, or did | msperceive the testinony?

THE WTNESS: No, no. [|'msorry.

Sone of the deliveries?

MR. PRANSES: Right, right. Goods --

THE WTNESS: Those would conme to the
north building and then conme through the back of the
north building, conme -- the people delivering things
woul d cone in, go over the bridge to the south
bui | di ng, and then go through the south building and
t hen over to Carnegie.

MR. PRANSES: So there is no use of
Babbi o to deliver the goods --

THE WTNESS: No. Babbio is for
par ki ng.

MR. PRANSES: Well, it has a building
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on top --
THE WTNESS: A garage, right --
(M. Pranses and the w tness speaking

at the sane tine)

THE WTNESS: -- | don't -- | amnot an

expert in how deliveries occur on the canpus, but
the intent that was testified to was to have
deliveries for these two buildings and al so

Car negqi e.

If | said Babbio by m stake, then
m sspoke, and al so Carnegie, all accessed by way of
the delivery entrance at the back of the north
bui | di ng.

MR. PRANSES: Thank you.

Now, in terns of the deliveries to
t hese buildings, they may currently be nade by
Hudson Street -- on Hudson Street --

THE WTNESS: Yes. And | think there
actually are | oadi ng spaces on Hudson Street, and |
an thi nking about that now and if they actually --
the trucks do park on Hudson to | oad.

MR. PRANSES: And the alternative in
your mind is -- or as laid out is that they go
around the bl ock, they deliver, and then they cone

back out?
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THE WTNESS: |'msorry.

MR. PRANSES: |If they cone in fromthe
north, if they are a southbound delivery on Hudson
Street, they will no | onger be nade on Hudson
Street, so then what woul d happen in terns of flow?

THE WTNESS: Well, they will cone
from-- internal to the canpus, they will cone down
Sixth and go to the back of the north buil ding.

MR. PRANSES: And then in terns of
external to the canpus, if it's goods fromthe truck
say --

THE WTNESS: They woul d go probably up
Ninth to the Howe buil ding, and you know, deal wth
deliveries there.

MR. PRANSES: So they woul dn't be doi ng
a loop of south on Hudson, east on Fifth, a stop
behi nd the building on Hudson Terrace, and then back
out going west on Sixth, that is not the pattern?

THE WTNESS: | don't know what the
existing patternis. | amnot an expert in it.

| do know that the intention would be
to have deliveries internal to the canpus and com ng
to the back of the north building and not using
Hudson Street to serve these buil di ngs.

Now, whether there are other buil dings

63
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that woul d be served from Hudson Street, | can't
answer that.

MR. PRANSES: All right. Let ne nove
on to sonme planning questions related to this in the
context of the city.

| believe you referenced the general
pl an for Hoboken. What you would refer to --

THE WTNESS:. In the master plan and
then there's a Reexam nation Report --

MR. PRANSES: No, no. The design of
the streets of Hoboken --

THE WTNESS: Oh, the street scape
design is part of the master plan.

MR. PRANSES: And would you call it --
woul d you give it a particular name |looking at its
overvi ew - -

THE WTNESS: It is a section of the
master plan. [It's just one of the sets of
obj ectives in the master plan.

MR. PRANSES: Whuld you refer to it as
a grid?

THE WTNESS: Oh, you are asking ne a
di fferent question, the overall arrangenent of
streets.

MR. PRANSES: Correct.
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THE WTNESS: | think for the nost
part, the arrangenent of the streets in Hoboken is a
grid, yes.

MR. PRANSES: And what are the benefits
of a gridinthe city?

THE WTNESS:. There -- | --

MR. TUVEL: Wait, Betsy, Betsy.

M. Galvin, where are we going with
this [ine of questioning?

MR. GALVIN. | think he is setting up a
question. | think that she can answer that. She is
an urban planner. She can handle grids in the city.

THE WTNESS: The benefit of grids in
the city is that it provides access to the bl ocks,
the city blocks on all sides, and it al so provides
alternative routes of travel, so that people can
nove around relatively freely on the street.

Those i nterconnecti ons as opposed to
subur ban cul -de-sacs, where you stop at the end of
the street and have to turn around.

So I would say that the advantage of a
grid systemin an urban area is exactly what it
acconplishes by allowing traffic to nove freely down
the streets.

MR. PRANSES: O her than traffic flow,

65
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does it have advant ages having a perpendicular grid
syst enf?

THE WTNESS: Easy to navigate.

| don't know what you are trying to get
at. You're asking if the street scape --

MR. PRANSES: Does it have -- does it
have benefits of light, air and view corridors?

THE WTNESS: It can provide that, yes

MR. PRANSES: |s Hoboken a medi um
density city or a high density city or a | ow density
city?

THE WTNESS: It's not |ow density.
would say it's a mediumto high

MR. PRANSES: And in terns of |ight and
view and air corridors, what is the inpact of
skybri dges?

THE WITNESS: | don't think that there
was any kind of a coment in the master plan, nor do
| think that there is a particular inpact on
skybridges on light, air and open space nornally.

| think the concern was the vibrancy of
t he shoppi ng areas and nmaki ng sure that people were
down on the streets shopping in stores using
restaurants and being insulated or isolated fromthe

rest of the city. That was the reason that was
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described in the master plan. There was no
di scussion of the visual inpact of skybridges.

MR. PRANSES: And do you think that
they have nore or less inpact, a grid, and keeping
the light and view corridors nore or |ess inpact as
the city gets nore dense, taller, and nore built-in?

THE WTNESS: | amnot sure how to
answer your question.

| suppose there could be skybridges
that would interfere with light, air and open space.
| don't think this one does, if that is the
questi on.

MR. PRANSES: It is a partial answer.

Thank you.

| have ot her questions about the
skybridge, but | think it is best to see the real
skybri dge before that.

THE W TNESS: Thank you

MR. GALVIN.  Very good.

CHAI RVAN Al BEL: Thanks.

Anybody el se, pl ease?

MR. ROBI NSON:  Chri st opher Robi nson,
1126 Garden Street.

| amwondering a little bit about the

potential alternate uses, if we didn't apply for the
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vari ance here.

Could we build there say a dormtory in
the north lot?

THE WTNESS: Not on the north |ot
necessarily because that is R 1, but in the R 1(E)
Zone, if we didn't have these buil dings, we could
certainly put dormtories and a whol e bunch of other
student life-type structures that woul d have a | ot
nor e probably di sconnect to the residential
nei ghbor hood, even if they m ght be residential in
character. You can't close down any kind of
residential building at night and darken it as we
are proposing to do with these buil dings.

MR. ROBINSON: Could Stevens build say
housi ng and sell these into a fraternity?

THE W TNESS:  Yes.

MR. ROBINSON: Could there be a mx of
housing and retail ?

THE W TNESS:  Yes.

MR. ROBI NSON:  How do you think that
those type of uses, which wouldn't have such a high
bar on the variance required conpare to what is
bei ng pl anned now as far as the inpact to the needs
of the community, as far as the noise |evel, the

traffic, the brightness, the activity, and the hours

68
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of the activity?

THE WITNESS:  Well, if you had a
restaurant or a bar, it could be open until two in
the norning, and you don't always know what type of
a restaurant or bar, and what the activity would be
like. Certainly that's allowed in the R 1 Zone.

| f you had graduate students
apartnments or, you know, they wouldn't be
dormtories, they would be apartnents or
fraternities that | eased apartnents, you could have
a different sort of nighttine level of activity.

| think that you would certainly, if
there is a concern about students using Hudson
Street at night when people are trying to sleep
peacefully in their hones on the other side of the
street, you know, those uses could potentially
create an issue.

| think the possibility of a, you know,
of a residential building with, you know, a bar or
restaurant on the ground floor and other retail uses
could be problematic in part because in the R-1 Zone
parking is el sewhere. You don't provide parking on
the lot, so that neans that you would be adding to
t he parking problemthat already exists on Hudson

Street that we heard a great deal about and we are
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very concerned about.

One of the advantages of what we're
doing, by putting a use that is permtted in the
R-1(E) Zone and not in the R-1 Zone, on this R1
Zone parcel, we are taking responsibility for the
parking in the sanme way that we would if it were in
the R-1 Zone by having all of the parking for this
used located ultimately in Babbio, but we are
acconmodat i ng the parking el sewhere, so people won't
be com ng to park on Hudson Street in connection
with these buil dings.

MR. ROBI NSON: There has been a | ot of
tal k about the light that the buildings would put
out.

How does that conpare to the current
parking | ot?

How nuch of that is |it in the night?

THE WTNESS: Well, there is a street
l[ight that's out there, a flood light that's out
there, and it is quite heavily lit or it's quite
intensely lit, even during the nighttime hours.

So | believe that wth the conm t nent
that Stevens has nade to cleaning fromwest to east
and getting the lights turned off as early as

possible in these buildings, and al so the fact that
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you are going to have very dimlighting of the
skybridge, | think that you wll have nmuch | ess
ight inpact than you have now.

MR. ROBINSON: G eat.

As far as the potential for putting
this and ot her spaces on the canpus, does the
Hoboken community use the green space on the canmpus?

THE W TNESS:. Everybody uses the green
space on the canpus. It is a great place to go and
view the city.

You don't see the city from Hudson
Street. You have to get up over River Terrace to be
able to do that, and to have those views, | nean
peopl e cone on weekends and wal k around and enj oy
it, and | think that's how it should be. But I
think that that certainly is sonething that is
avail able to everybody and will continue to be
avai | abl e.

MR. ROBINSON: And so Stevens has
wel coned j oggers and people sledding with their
children --

THE WTNESS: That is what | see when
go there.

MR. GALVIN. Al right.

MR. ROBINSON: That's great.
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So how would, if they had to take -- to
meet the need for this academ c building, if they
had to put it in one of the other spaces, how would
that affect Hoboken's use of the space --

THE WTNESS: Well, clearly, if you
were to put it where there is green space instead of
on a paved parking lot, | think that that woul d not
be as optinmal of a situation.

| like the fact that we are actually
not only using the paved -- the already paved
parking lot, but we're filling in a gap in the
street scape and creating a nore pleasing street
scape, but we are not underm ning the existing open
space in the canpus that everybody enjoys.

MR. ROBI NSON: So you think putting
this building here instead of sonewhere else on the
canpus is actually a net benefit to the Hoboken
comuni ty?

THE WTNESS: Yes. | think this
building -- | nean, | think that this is the
appropriate way to develop this property, and
t hi nk we have been very careful to attend to the
negative criteria and to make sure that we're not
going to be a substantial detrinent to the public

good or inpair the intent and purpose of the zoning
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pl an and zoni ng ordi nance when we put this site on

the side there.

MR. ROBI NSON:  And how much has the

desi gn changed based on the feedback fromthe

Hoboken conmuni ty?

THE WTNESS: A lot since the

begi nni ng.

W initially filed an application for a

five-story building, and so that has changed

substantial ly.

We have |owered the profile of the

buil ding. W paid

nore attention to the design of

the building and its interaction with the

residential buildings in ternms of the sizing of the

wi ndows and t hings

of that nature.

| think we have made a | ot of effort,

as we shoul d have,

to make this fit in well.

MR. ROBINSON: G eat.

Thank

you.

THE W TNESS: You are wel cone.

MR. GALVI N: Next ?

CHAI RVAN Al BEL: Next. Okay.

MR. GALVIN. One thing | would like

everyone to understand, too, the goal tonight is to

get to the public,

so we can hear what you have to
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say about this case. Just so you know that, maybe
we will get there.

(Laught er)

Way don't you tell us your nane and
your address?

M5. HOLAHAN: Pat Hol ahan.

MR. GALVIN. Oh, no. You got to do it
in the mcrophone. Everybody wants to know who you
are.

M5. HOLAHAN. M nane is Pat Hol ahan,
Ho-l-a-h-a-n. [I'mat 726 Park Avenue.

MR. GALVIN. Al right. Go ahead.

M5. HOLAHAN: My question is: Are you
aware of the behavioral science research that | ooks
at proximty and col | aboration?

THE WTNESS: | amnot personally aware
of that. | amsure that that is inportant, but it
is not ny field of specialty.

M5. HOLAHAN. Well, there is quite a
bit of research that actually says --

MR. GALVIN. No. You got to ask
guestions, okay? Because if you wait until alittle
bit [ater on tonight, you will be able to just cone
up here and just tell us.

M5. HOLAHAN: Ckay. Well, maybe
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should wait till l|ater.

MR. GALVIN. | don't want to bother you
with what -- I'mjust trying to point it out --

THE WTNESS: | just don't know enough
about it --

MR, GALVIN. -- it is always hard to

try to ask questions to tell us what you want to
tell us when we're going to just give you that

opportunity | ater on.

M5. HOLAHAN: Ckay. | think I should
wait until later on.
THE WTNESS: Okay. I'll wait

patiently.

(Laught er)

MR. GALVIN. And it doesn't sound |ike
what you have is going to be redundant or
repetitive.

MS. DEMASI : |"m Ell en Denasi .

THE REPORTER: How do you spell your
| ast nane?

M5. DEMASI: De-ma-s-i.

| live at 905 Hudson Street.

| hope | m sunderstood, but | had heard
sonme nonths ago that there was concern that asbestos

will be released when you drill into the lots, and |
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amwondering if in fact that is true and how you
hope to renediate or catch it or --

MR. GALVIN. Al right. Stop, stop,
stop --

THE WTNESS: | amthe wong wtness.

MR GALVIN. -- stop, stop, stop.

M. Marsden, didn't we analyze this?

What was our response?

MR. MARSDEN: Yes. There was
testinony, and ny recollection is there was
testinony that there was an investigation that
yi el ded no asbestos in the serpentine rock, which
generally has asbestos in it at tines.

M5. DEMASI: Ckay.

Thank you.

MR. GALVIN. (Cood.

CHAI RVAN Al BEL:  Anybody el se?

Pl ease cone forward.

M5. PREG BON:  Susan, S-u-s-a-n, P,
like Peter, r-e-g-i-b-o-n.

624 Hudson Street.

| just really wanted to a ask a
guestion --

M5. BANYRA: Coul d you speak into the

m cr ophone?
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It's hard to hear you.

Thank you.

M5. PREG BON: -- question and
clarification --

THE W TNESS: Thank you.

M5. PREG@ BON. -- as to what property,
where the parking lot is right now, everybody is
referring to as the R-1?

THE W TNESS: Yes.

M5. PREG@BON. It is actually R1
conservation. There is another add -- and | think
Ms. Carcone can look and see if it is listed as R 1
conservation, and that was a title that was added to
R-1 area for certain reasons.

THE WTNESS: GCkay. |'mnot aware of
t hat .

M5. PREG BON: And it was added -- |
don't know, if you | ook at your agenda, you will see
it is R1 conservation, and that is what the zoning
is on there.

| nmean, usually you refer to R-1, R-2,
R-whatever, but it is R 1 conservation.

Do you see that?

M5. CARCONE: Yes, | do see that.

MS. PREG BON:  Ckay.
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That was put there for a reason in 2005
to actually protect that particul ar piece of
property after there was another incident on the
street, and it certainly wasn't this adm nistrati on.
It was the past adm nistrations, that were going to
make ot her, you know, buildings, and that were not
residential, and it would it be a detrinent to the
nei ghbor hood.

So after that case was won by the
residents on Hudson Street, there are people here
that could explain that as well, the city and the
Zoni ng Board and the zoning official wote new

ordi nances to protect that specific piece of

property.

MR. GALVIN And you are asking a
question?

M5. PREG BON:  Yes.

And the question is: Do you
understand -- do you understand what the R-1

conservation zoning is?

THE WII NESS:  You know, | have to be
honest with you. | amnot aware that this site is
anything other than R-1. That is what was shown in
t he 2005 anmendnent .

It was R 1, not R-1 anything el se.
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M5. PREGBON:. Al right. It is an
overlay. It's an overlay to zoning --

THE WTNESS: There is an R-1CS overl ay
that's across the street.

M5. PREG BON: That's Court Street.

THE WTNESS: But | amnot aware of an
R-1 conservation that applies to this |ot.

M5. PREG BON: Yes. And that applies
to it because of the specific ordinance, and | just
wanted to clarify that.

THE WTNESS: And | am not aware of
that ordinance. | have not seen that, and it is not
in nmy current ordinance, which we downl oaded ri ght
before we started this application.

M5. PREG BON: But it does have that
witten on the agenda, and that was the specific
reason for it.

That was nmy question and ny
clarification.

MR. GALVIN. Ckay. Geat.

MS. PREGQ BON: Thank you.

MR. GALVIN:  Next ?

Anybody el se?

CHAI RVAN Al BEL:  Anybody el se?

MR. GALVIN. W get to nove al ong.
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Okay. Thank you.

COW SSI ONER COHEN:  Motion to cl ose
public portion for this wtness.

COW SSI ONER MC ANUFF:  Second.

COWM SSI ONER AIBEL: Al in favor?

(Al'l Board nenbers answered in the
affirmative)

M5. MC KENZI E:  Thank you.

CHAI RMAN Al BEL: Thank you.

CHAI RMAN Al BEL: M. Tuvel ?

MR. TUVEL: M. Chairman, and Menbers
of the Board, the next person I'd like to call is
Richard King to explain the changes that occurred to
t he bri dge.

Now, that will be the scope of his
testinony. He will not reiterate all of the
architectural testinony previously given. He's just
going to focus on the nodification of the plan that
was submtted

| believe that M. King was accepted as
an expert in architecture and previously sworn, so
he is still under oath.

CHAl RVAN Al BEL: G eat.

RI CHARD K1 NG AA LEED AP BD+c, VWRIT,

1700 Market Street, Philadel phia, Pa., having been
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previously sworn, testified as foll ows:

THE WTNESS: Good eveni ng.

Can you all hear ne?

MR. GALVIN. Not really, and we are
havi ng troubl e here.

THE WTNESS: | am too.

Wel |, Betsy and Jason kind of stole ny
thunder, so it mght be a little bit of a sinpler
expl anati on, so maybe that's a good thing.

MR. GALVIN. And what exhibit are we
| ooki ng at?

THE WTNESS: So, Pat, | don't recal
the | ast exhibit nunber that we gave to the set.

W have a set here of seven exhibits
that are new exhibits.

M5. CARCONE: Jim can | just have that
transcript because that's going to have the | ast
exhibit init.

Sorry. Maybe not. Al right.

MR. GALVIN. Do you have a transcri pt
wi th you?

THE REPORTER: It should be Iike on the
third page.

M5. CARCONE: | do. | didn't see it in

the front of the transcript, though.
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THE REPORTER:. On Page 3.

M5. CARCONE: Page 3?

MR. GALVIN. Nobody on your teamis
keeping track of that?

MR. TUVEL: \What?

MR. GALVIN. No one on your teamis
keeping track of the exhibits?

MR. TUVEL: | thought we were up to
A- 10.

MR. GALVIN. Al right. Pat, relax.

We are going to mark this A-100, okay?

MR. TUVEL: Ckay.

MR. GALVIN. A-100 through A -- or is
it all one docunent, 1007

THE WTNESS: It's all one docunent.

MR. GALVIN. Pat, it is going to be
A- 100.

MS. CARCONE: Ckay.

(Exhi bit A-100 mar ked)

MR. GALVIN. kay. Please proceed.

THE WTNESS: Ckay.

So just to wal k through the specifics
of what we actually changed, so everyone under st ands
it.

As was nentioned, the bridge in the
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previ ous design occurs at both the second floor and
at the third floor of the buil ding.

So what we have on this exhibit, the
top drawing is the revised plan, so you see the
bridge is quite narrow, the 12 foot dinension that
Jason nenti oned.

You see on the bottom this is the

previ ous design for the bridge, and you can see the

conference spaces that were | ocated on the east side

of the bridge, so those three spaces have been
renmoved on both levels. That's the sinple best
description of the change.

So for us, when we | ook at making this

change, as the architect, | was given a very

specific task, and that task was to reduce the scale

of the bridge while balancing that reduction with
mai ntai ning the four goals for the original bridge
design and the design of the building, and those
three itens were which you heard over the course of
tonight, so | apologize if it's alittle bit
redundant, to ensure that faculty, staff and
students are able to interact, to collaborate
efficiently and effectively and to achi eve the
educational goals for the project and the

institution.
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Mai ntain the efficient use of utilities
to avoid duplication of infrastructure and the
inpacts that it has on the building s height and
scal e and cost, and reduce duplication of services
t hat inpact operations in the neighborhood in terns
of | oading, et cetera.

So our job as the architect was to
bal ance all of those things and try to figure out
solutions to reduce the scale of the bridge.

M5. BANYRA: Can you speak into the
m crophone? It is still probably hard for people in
the back to hear you

THE W TNESS:. (kay.

M5. BANYRA: Just get closer to it,
because it is not picking you up until you are
pretty close to it.

THE WTNESS: Maybe | should just hold

MR. GALVIN:. Sure.

THE WTNESS: | feel |ike Bob Barker

(Laught er)

I will try.

So the image that is up on the screen
now, the second sheet in this exhibit, shows the

previ ous design for the bridge.
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And as | nentioned, the bridge was nuch
wi der before. It was 26 feet 4 inches w de before
and it had the conference roons, which are on the
east side, the opposite side of what you are seeing
here. This bridge is at Sixth and Hudson.

So one of the inpacts of deeper
bui | di ngs, the deeper the building is, the nore
solid it feels when you have gl ass.

So, for instance, if you |ook at the
rest of the building, the main structures, you can't
really see the buildings during the day. You can
see thema little bit, and that has to do with the
depth that is related to how dark it is inside
versus how light it is outside, so there is a
quality of reflection that happens.

So even though the bridge that we had
previously was quite transparent, it was still a
little bit dark and it had a little bit nore
reflectivity to it, soit felt nore solid, nore
massi ve, so that contributes to the solidity and the
mass of it.

So by shallowi ng up the bridge and
taking off the conference spaces, you see that what
happens is now you see a |lot nore of the |ight

that's com ng through the bridge on the other side,
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So our ability to see through it is inproved
dramatical ly.

So fromour point of view, this was a
val ue because they were concerned about the view
shed, the sky, et cetera, and this we thought was a
way to mtigate sone of those concerns.

And we al so | ooked a little bit at how
could we nake the bridge even nore thinner, feel
nore delicate and less solid. So, for instance, we
t hi nned out the cornice at the top and thinned out
the bottom so that it felt even nore gl assy and
del i cate.

We added depth to the nmullions in order
for it to feel, again, nore delicate.

MR. TUVEL: Richard, before you nove
on, can you just go back to that prior exhibit,
pl ease?

THE W TNESS: Yes.

MR. TUVEL: And just for the benefit of
the public, because there was a | ot of questions
about what the new design will |ook |ike conpared to
the old design, and for the Board as well.

Can you just flip back and forth
because | think when you flip back and forth, it's

easiest to see the difference.
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THE WTNESS: Ckay. | just got new
glasses -- I'msorry. | think ny security is
telling nme sonet hing.

So the new bridge --

VR, TUVEL.: That is the previous
desi gn?

THE WTNESS: That is the previous
design, and that is the new design.

So, again, this is a closer view of the
bridge. You can see here a little bit better the
depth, the whole depth of the bridge and the mass of
it, and the roons that are beyond the corridor to
t he east.

And then you can see how different it
| ooks once you take away those spaces. You can
actually see the buildings behind it. You can see
the rest of the north building as well, and there's
nmore of the sky through it, so for us, it felt Iike
a significant change to the bridge that we thought
was a positive.

Just to walk through a little bit of
t he changes, there are very subtle differences.
Ckay. The top drawing is the revised bridge, and
the bottomdraw ng is the previous design

Very subtle differences, but inportant
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ones in ternms of how nmuch glass at the bottom edge
of the bridge, we thinned out quite a bit, and the
top is thinned out and projected in order to nake it
feel again nore delicate.

And then if you |l ook at the
cross-section of the bridge, I amgoing to put this
down, so | can go over here and point.

You can see here, and this is the 26
foot 4 dinension that | nentioned earlier, and al
of that space is the conference space, and that has
t hen been reduced to the 12 foot dinension you see
her e.

So you can see obviously the inpact in
ternms of -- in terns of shadow effect and just its
overall visual mass is reduced dramatically.

MR. TUVEL: So in terns of square
footage, | know | gave nunbers when | gave ny
introduction. Can you give the Board the exact
figures as to what was previously proposed and what
t he revision has?

THE WTNESS: So the exact dinensions
of the previous bridge was 2,640 square feet. The
bridge is nowa total -- I'll give you the totals
for both floors. The bridge is now 1,200 square

f oot .



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Ri chard King

MR, TUVEL: So 600 square feet per
floor?

THE WTNESS:. Correct. 600 square foot
per fl oor.

So we tal ked about what the change
acconpl i shes, and Jason and Betsy tal ked a bit about
what are the itens that are naintained, and | wll
repeat themvery quickly. You heard them al
before, but keeping the core allows us to naintain
connections between faculty and the students in the
| ab, fostering the mssion of a property of

education that's needed, and that's been previously

mentioned --
THE REPORTER: Can you just slow down?
MR. GALVIN. Quys, tine out.
Don't do that. That testinony is
already on the record. | don't think it has

anything to do with the architectural --

THE W TNESS: Fi ne.

MR. TUVEL: Well, I think what he was
tal ki ng about -- so why don't you just focus on what
was acconplished by the changes in terns of the
scal e of the bridge?

MR, GALVIN. Well, listen, | think you

are telling us that the wwdth is reduced.
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You are saying it is nore open, that
you can see through it better because of the
elimnation of the conference roons. It creates
nore light and air, and you showed us what it | ooks
like.

What el se do you need to do?

MR. TUVEL: One other question that |
have.

So with respect to the revision, there
will be less overall activity on the bridge,
correct?

THE WTNESS: Yes, because of the fact
that we will not have -- there will not be usable --
traditional usable space, what you call net usable
space on the bridge. So those conference spaces --
|"msorry -- so those conference spaces will not be
used, so you won't get the traffic that you would
have had with fol ks going to those spaces.

MR. TUVEL: The light on the bridge
initially proposed versus the revision, can you just
descri be any differences?

THE W TNESS: Sure.

So the corridor lighting would be
consistent with what we previously had. Cbviously

t he conference spaces wll be gone, so the |lighting
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in those spaces wouldn't be there now. Lighting in
a conference space is very different than lighting
in a hallway.

Lighting in a conference space, you are
tal king about 35 to 40 foot candles in those spaces,
so that's quite bright, where in the hallway it is a
much lower light level, 20 foot candl e range.

And then after hours, we can reduce
that light level to two foot candles, which is the
m nimumrequired for a corridor in a building for us
to mai ntain energency egress. That has to be
mai ntai ned, so we can do quite a bit to reduce the
foot candle level after hours.

Those lights would al so be, as |
mentioned in previous testinony, those |ights would
be recessed up into the ceiling, so you wouldn't be
able to see the light bulbs for them They would
shine directly, and they're focused down onto the
ground, so that the light is focused on the ground
in order to mnimze the inpact for |ighting.

MR. TUVEL: Ckay.

And the clearance of the bridge from
the ground to the bottom has not changed, correct?

THE WTNESS: That's correct.

MR. TUVEL: So the informati on
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received fromthe nultiple fire departnents all
remai ns the sanme, correct?

THE W TNESS: Correct.

MR. TUVEL: | have no further questions
for M. King.

CHAI RVAN Al BEL: Thanks.

Are you finished with your testinony?

THE W TNESS: Yes.

CHAI RVAN Al BEL: Ckay. Board nenbers,
guestions for M. King.

COW SSI ONER MC ANUFF: | have a
questi on.

On the section drawi ng, can you show us
where the shared utilities we have heard testinony
about are running in the bridge?

THE W TNESS: Yes.

So the thicker sections of the ceiling
we see here and here, those spaces, would be where
the utilities would be.

COWM SSI ONER MC ANUFF:  Can you go back
to the el evation draw ng?

THE W TNESS: Yes.

COWM SSI ONER MC ANUFF:  And on the new
design, where are the thicker sections?

THE W TNESS: Those thicker sections,
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you can't really see in the el evation because of the
way the el evation is rendered.

| can show you themto you in the
perspectives. It mght be alittle bit easier to
see.

So you can see the thicker section here
behind the glass, so that is the ceiling and what we
woul d call the soffit behind the glass, so we have
extended the glass up, so that you get as nuch
vi sual gl ass as possible, and we pushed that back in
order that you don't have a big solid piece on the
facade, so that allows the facade, we feel, to be a
little richer and not so flat.

COVMM SSI ONER MC ANUFF:  And if you go
back to that elevation, you will see that heavier
section through there. 1It's not going to be as
thick as --

THE WTNESS: No. That's why we -- it
is just the nature of the elevation drawing, that's
true, so that is why we are showing it this way, so
you can get a better sense of that.

COW SSI ONER MC ANUFF:  Thank you.

CHAI RMAN Al BEL: |Is there any reason
that the revised bridge couldn't be | ocated further

east to mtigate the light, air and visual inpact
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even nore?

THE WTNESS: Hum that's a good
questi on.

So right now the bridge is 88 feet back
from Hudson Street, and the dinension, if | go back
to the plan, the dinension of the plan and the
| ocation of the circulation corridor in the building
is fairly critical for the planning of the top edge
of the building, so that we can get classroom scal ed
spaces here.

| f we squeeze this back, if we push it
back as far as we can, and if we squeeze it back any
further, this whole section of the plan becones
unusabl e for classroons, so that's really what drove
t hat .

Qur job is to push it back as far as we
could, and | believe we have pushed it back as far
as we could w thout conprom sing the plan docunents.

CHAI RVAN Al BEL: Thank you.

Anybody el se, Board nenbers?

COW SSI ONER GRANA: | just want to --
| just want to follow up quickly on M. MAnuff's
guesti ons.

Could | see the prospective draw ng

again --
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THE W TNESS:  Yes.

COW SSI ONER GRANA:  -- just so |
under stand what | am seei ng?

THE WTNESS: You want to see the
cl oseup one?

COW SSI ONER GRANA:  Yes, yes.

So, you know, in the rendering, the
shadi ng of this gray that hangs off the ceiling --
THE W TNESS: Here, yes.

COWM SSI ONER GRANA:  -- yes, that's a
soffit that's hanging internally inside of the
structure?

THE WTNESS: Correct.

COWM SSI ONER GRANA:  Thank you.

COW SSIONER DE GRIM | have a
questi on.

What is the distance between the gl ass
wal | and the soffit?

THE WTNESS: We have not detailed the
buil ding yet, so ny assunption is that it would
probably be about 8 to 12 inches.

MR. DE GRIM Ckay. Thank you.

CHAI RVAN Al BEL:  Ckay.

Let ne open it up to the public,

guestions for M. King.
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Pl ease cone forward.

MR. LEE: H.

Derek Lee, D-e-r-e-k, L-e-e. 600 Hudson
Street.

Can you just go back to the first
rendering?

Is this rendering a set from sonebody
who is at the eye level of the street?

Because, as you know, there is a pretty
steep incline as you are going up Sixth Street, so
tonme, | livein the building right on the corner,
this perspective seens |ike sonmebody who is maybe 15
feet up in the air would get that kind of clear view
fromthe bridge.

However, you are actually on street
| evel on Sixth Street?

You're probably looking a little nore
up, and in particular, on the previous page, you are
probably seeing all floor and ceiling, and not
seei ng t hrough.

THE WTNESS: | don't agree. It is at
five feet six inches above the sidewal k.

MR. LEE: The rendering?

THE WTNESS: Yes, that's correct, and

it is accurate per the survey that we have.
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MR. LEE: Ckay. Thank you.

CHAI RVAN Al BEL: Anybody el se have
guestions for M. King?

Pl ease cone forward.

M5. HEALEY: Leah Heal ey.

MR. GALVIN. Sorry about that, guys.

M5. HEALEY: Can you go back to the
rendering, which shows where the utilities run
across?

THE W TNESS: Here.

M5. HEALEY: Oh, | amsorry. The one
with the gray.

THE W TNESS: The prospective?

M5. HEALEY: Not the rendering -- right
t here.

So are the utilities running across
both of these floors?

THE W TNESS: Yes.

M5. HEALEY: Is it possible to design
the utilities to neet the demands of this building
with only running across one floor?

THE W TNESS: Possi bl y.

M5. HEALEY: And do the utilities need
to be encased --

THE W TNESS: Yes.
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MS. HEALEY: -- inside of a building?

THE W TNESS: Yes.

MS. HEALEY: For what purpose?

THE WTNESS: There are different Kkinds
of casings. They are insulated because they are
pi pes. Sone of the pipes carry cold water and hot
wat er - -

M5. HEALEY: (kay.

THE WTNESS: -- and the ceiling space
woul d be encl osed because that ceiling space is used
as part of the nechanical system |It's called the
pl enum and that plenumwould return air to the
mechani cal system because we need to provide air and
warmair on the bridge itself for confort, so that
space is enclosed in order to provide the pl enum
p-1-e-n-u-m

M5. HEALEY: So from an architectura
poi nt, maybe you can answer, | know you are not an
engi neer --

THE W TNESS: Sorry?

MS. HEALEY: -- and | had ny pen by ny
mouth -- is it not possible to run these utilities
in some kind of enclosed structure that is not a
hal | - -

THE WTNESS: | amnot sure what you

98
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mean by that.

Can you give ne sonething a little nore
speci fic?

M5. HEALEY: Sonething that is the
width of the utilities that runs between two
bui |l dings rather than an entire floor.

THE WIITNESS: | could just run the pipe
across the mddle of the street. |'mnot sure what
you mean.

MS. HEALEY: No.

My question is, | think you testified
before, you would have to go ten foot underground.

| amasking you: |Is it possible to
desi gn sonething that is sinply a nmechani smthat
runs the utilities fromone building to the next
wi thout it being secluded in a hallway.

THE WTNESS: Not if you are doing
smart buil di ng design, no.

M5. HEALEY: \Wy?

THE WTNESS:. Because it is inpractica
when you start to have problens with those pipes,
it's aness. It is atotal nmess. It is
inpractical, that's why, so you need to put it in
sonet hing, so you can get to those pipes.

If you can't get to the pipes, then
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it's just a disaster.

Bob woul d have ny head, if | put all of

these things, let's say underground, and you can't
get to them it would be a ness.
M5. HEALEY: Thank you.
CHAI RVAN Al BEL: Pl ease cone forward.
MR. SOVERVI LLE: Paul Sonerville, 1245

Bl oonfi el d.

100

MR. GALVIN. Paul, spell your |ast nane

for the court reporter.

MR. SOVERVILLE: S-o-me-r-v-i-Il-1-e.

MR. GALVIN. Thank you.

MR. SOVERVILLE: Hi.

In your testinony you stated that the
desi gn change of the skybridge was significant and
positive.

So ny question to you is: Has the
Hi storic Preservation Conm ssion seen the
signi ficant design change?

THE W TNESS: Not yet.

MR. SOVERVI LLE: Ckay.

My question now to the Chair is: |Is
this consistent with New Jersey Minicipal Land Use
Law, because as | understand it, having served on

the Preservation Comm ssion for 14 years, they are
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the first stop, not the Zoning Board. So if this is
a significant design change, not de mninus, it
shoul d be there and not here tonight.

MR. TUVEL: |'msorry. Can | borrow
the m ke for a second?

What | would actually say to that is we
are actually follow ng what the H storic
Preservati on Comm ssion recommended in its letter to
t he Zoni ng Board of Adjustnment when they -- when
they reviewed the project.

When they reviewed the project, they
sent a letter to the Zoning Board of Adjustnent with
several recommendations. | won't go through them
all, because | reviewed themall at a prior neeting.
But one of the recommendati ons was that we scale
back the bridge, so we are actually foll ow ng what
the Historic Preservation Comm ssion actually
recommended at the |last neeting that we had.

So | actually don't find the need to go
back at all because we are follow ng exactly what
t hey said.

MR. SOVERVILLE: Wll, that is a good
news story. However, if the Historic Preservation
Conmmi ssion did not see the design change, how woul d

they know that this is consistent wth what they
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recommended?

THE WTNESS: | amnot sure how that is
a question for ne. | just want to nake sure.

MR. GALVIN. Relax. It's all right.

It is a conmment. [It's not a question

Procedurally we are okay. The
Hi storic --

MR. SOVERVI LLE: So procedurally, why
are we here tonight?

Why did the design change not nmake this
new concept go back -- remand it to the H storic
Preservati on Comm ssi on?

MR. GALVIN. | have nothing to offer
you, M. Sonerville.

MR. SOVERVILLE: No nore questions.

Thank you.

MR. GALVIN. Any other questions for
the w tness?

CHAI RVAN Al BEL: Pl ease cone forward.

M5. ONDREJKA: Mary Ondrejka, 159 9th
Street. That's On-d, as in dog, r-e-j-k-a.

| notice that on the other two bridges
t hat exist on canpus, which were built |ong ago had
addi ti ons added to the top, which don't | ook as

nice, and I was wondering besides the obvious, you
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need it for the canmpus, did that play a part in plan
t wo, because you obviously needed two floors for the
other two bridges, so you're only putting one and
hopi ng to add another | ater on?

THE WTNESS: W put in two because we
needed it for the functionality of the buil ding.

M5. ONDREJKA: Okay. So that it was
absol utely necessary for the functions nore than
like the other two -- you know, what | am saying,
the other two bridges they added, make shift --

THE W TNESS:  Yes.

M5. ONDREJKA:  -- well, so the reasons

were different --

THE WTNESS: |'mnot sure what the --

M5. ONDREJKA: -- this is nmuch nore
necessary --

THE WTNESS: -- |I'mnot sure what the
reasons were for the other bridges. | just know

what the reasons are for this bridge.

M5. ONDREJKA: Ch, | see.

But you're saying that -- | also
understand it was necessary to have this --

THE WTNESS: As we testified,
necessary for functionality of the space in terns of

what the university needed to achieve in terns of
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probability work --

M5. ONDREJKA: Okay, right. That is
what | thought.

Thank you.

MR. PRANSES: Hell o.

Terry Pranses, P-r-a-n-s-e-s. 730
Par k.

| have sonme clarifications on this
bui | di ng.

So the surfaces of the building -- of
the bridge that are opaque, | assune totally opaque
are -- can you just point them out?

THE WTNESS: The only -- the parts of
the bridge that are opaque woul d be the cornice and
the mullions, and there are sone sections of glass
at the base that woul d be opaque, opaque gl ass that
woul d cover the curve at the bottom of the
structure.

MR. PRANSES: And the ceilings in both
and the soffits?

THE WTNESS: Those -- yes. Those are
inside, so if you want to go inside, there is a

whol e other level of things that are al so opaque,

104

but fromthe exterior, the mullions, the trimat the

top and the glass at the bottomare the pieces that
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are opaque.

MR. PRANSES: Right.

| amtrying to get all of the pieces
that are opaque because we are told that the bridge
sinmplistically is translucent, transparent, one
could see through it, and obviously the other things
whet her they are internal or external wll affect
the sight line, so --

THE WTNESS: | didn't say that the
bri dge was transparent.

| said that the bridge was nore
transparent than it was before. | never declared
that the bridge was transparent. That woul d be
m r acul ous.

(Laught er)

|"ve done one of those before. It is
pretty cool. It is in Spain, but this is not it.

MR. PRANSES: So tell us about the
clarity of the wi ndows. Wat were they conpared to
in ternms of bus w ndows, car w ndows?

VWat is lost inthe -- if one were able
to | ook horizontally, which is a challenge with the
roof lines on a slant, but what is the clarity of
t he w ndows?

THE WTNESS: Well, | think the view



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Ri chard King 106

from Sixth and Hudson is definitely nore of a

hori zontal view, and it gives you nore of a clear
sense of what it mght look |ike at street |evel
when you're looking -- it gives you a better sense
of what it looks like when it is horizontal.

MR. PRANSES: So high clarity?

THE WTNESS: It's fairly high clarity
glass. W would use a glass with a high performance
coating that allows maxi mumlight transm ssion, but
al so produces energy.

MR. PRANSES: And what woul d happen in
terns of reflection of the sun or other lights in
t he area?

THE WTNESS: Well, the sun causes
reflection. But what we just finished explaining
was the change fromthe old bridge, which was nuch
deeper, which had -- there was nore darkness inside,
whi ch causes -- the deeper the section of the
buil ding, the nore reflective the glass tends to be
because you have it darker inside than the outside,
so by meking the bridge shallower, we have been able
to reduce that reflection quite a bit because you
are seeing through much | ess space, which all ows
us -- which will allow you to see through the bridge

much nore than you coul d before.
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MR. PRANSES: And have you done a
shadow anal ysis of the revised bridge or do you have
the revised bridge, what it would do at different
points say after the sunrise?

THE WTNESS: Well, you can see it does
not affect it, because -- | turn to this exhibit of
the sections through the building, the section
t hrough Sixth Street, because you can

Now, this is the shadow on the bridge.
You can see the shadow is dimnished quite a bit
fromthe old bridge to the new bridge

The inpact fromthe change in terns of
t he shadow -- the shadows on the street is -- there
is no difference frankly, because the bridge is the
sanme height as it was before, so the shadows don't
change fromthe new bridge -- fromthe old bridge to
t he new bri dge.

MR. PRANSES: So how far down Sixth
Street would we say, half an hour after sunrise, an
hour after sunrise, how far would that shadow
proj ect ?

THE WIINESS: | don't have that
information with me at this nonent, but from nenory,
t he shadow of the bridge projected would be no

further than about to the curb on the opposite side
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of Hudson.

MR. PRANSES: Thank you.

CHAI RVAN Al BEL: Thank you.

|f there are further questions, | am
going to exercise the Chairman's small prerogative
to call a break right now.

Wat we will dois we will take a
15-m nute break. We'Ill finish questioning wwth M.
King, and then we will imrediately turn to M. Dwer
or the objector's case.

Thanks, everybody.

(Recess taken at 8:55 p.m)

CHAI RVAN Al BEL: Ckay. W are back on
the record. It is 9:20.

| guess we are at the point of hearing
an objector's case, unless there's sonething el se.

MR. TUVEL: | don't know if you closed
the public to M. King.

CHAl RVAN Al BEL: M apol ogi es, M.
Cooke. Thank you.

MR. COOKE: Just one quick question
because | thought you brought up a graphic that was
qui te hel pful

Coul d you go back to the cut-away on

t he side angle, which shows the bridge?
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Yes. Thank you.

So there have been a nunber of
comments, at least the way | interpret them that
say that these new buildings are not going to be
material -- materially higher than the Union d ub.
That's the general exanple that's being used.

And as | look at it here, it |ooks Iike
the roof line of your new building is as high as
anything in the Union Club. And then there is,
woul d guess, ten to 12 feet nore of mechanicals
above that, making this by far the tallest building
i n the nei ghborhood.

Does that sound accurate?

MR, TUVEL: Ri chard, before you answer
t he questi on.

Are we keeping the questions to the
testinony that was provided, because that hasn't
changed. The height of the building did not change.

MR. GALVIN  You know, M. Cooke, if we
are not going to go to a lot of questions along that
line, I amokay with that.

Go ahead. Answer that.

W will be generous. Let's get that
done, okay.

MR. TUVEL: Ckay, okay.
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THE WTNESS: The only thing that we
changed between the last tine this draw ng was shown
to the group and today is the design of the bridge
and how it's reduced in size. W have not changed
the relationship between the Union Cub and the
building, and | don't recall testinony that I would
characterize the way you have characterized it, so
woul d disagree with it and say that the testinony as
we made before stands.

The buil dings are the size that they
are, so | amnot sure what you are driving at,
because the testinony before accurately depicted the
drawi ngs that are in front of you.

MR. GALVIN. Let nme just say this, we
can see the drawi ngs. W understand your question.

MR. COOKE: That's all.

| just don't renenber seeing this angle
before, and | thought it was very instructive.

That is all.

MR. GALVIN. Oh, okay. That is fair.
In that case, it is new evidence.

MR. COOKE: Thank you.

CHAl RVAN Al BEL: Pl ease cone forward

MR. GALVIN. Because you are show ng

t he cut-ways of reducing the site.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Ri chard King

Nanme and address.

MR. SNYDER: Richard Snyder, 521 --

MR. GALVIN. Spell your |ast name, M.
Snyder .

MR. SNYDER: S-n-y-d-e-r.

MR. GALVIN. Very good.

MR. SNYDER: Just one question about
the perspective, if we go back to the street view of
t he bri dge.

THE WTNESS: This one?

MR. SNYDER: No. The one right before
that. Yeah, that one.

So you said this was eye level -- this
was about five foot six above the street, and this
is on Sixth Street, kind of at Hudson | ooki ng
directly at the bridge, correct?

THE WTNESS: Yup, yes. That's true.

MR. SNYDER: And can we go to the plan
vi ew, because | started asking this last -- during
the last testinony at the last hearing, and | didn't
get the answer because they said | had to ask the
architect. |Is this the plan view of
rel ati onships -- yeah, that one.

So the question | had in the prior

testinony was the bridge has been noved so far back

111
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from Hudson Street, the question was | know there is
a lot of concern about the overall massing and size
and the visual inpact of the bridge. But wth the
right-of-way being directly down, you know, the
center of the bridge, can you fromthis diagram

i ndicate where the -- approximtely where the corner
bui l dings are, and who would actually be able to see
the bridge fromthe residences along -- across from
Hudson Street? | guess what is I'mtrying to say.

THE WTNESS: Hum so probably --
don't have --

MR. SNYDER: It is not shown in this
diagram It's shown in the prior --

THE WTNESS: -- themcommtted to
nmenory.

In terns of those angles and the fol ks
who live in those units would certainly be able to
tell better than | can, because nobody would let ne
inside their units at the Union C ub.

(Laught er)

MR. SNYDER  Right.

But the question is: Qher than the
corner buil dings, would anybody be able to see the
bridge in the current |ocation?

THE W TNESS: | believe that the first
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two wi ndows in the Union Cub could probably see the
bridge at certain angles depending on how far they
put thensel ves against the wall to | ook.

Sonme of themcould see it quite
plainly, and | think the corner building on the
ot her side, the corner which is facing Hudson w ||
al so see the bridge at certain angl es.

MR. SNYDER: So in your professional
opinion, if you were to drew a line fromthe corner,
past the corner of the new building towards the
bri dge, sonebody in the corner wi ndows woul d be able
to see the actual --

THE WTNESS: Rel atively speaking, yes

MR. SNYDER: That was ny questions.

CHAI RVAN Al BEL: Thank you.

Anyone el se have questions for M.

Ki ng?

COW SSI ONER COHEN:  Motion to cl ose
public portion for this wtness.

COW SSI ONER MC ANUFF:  Second.

CHAl RVAN AI BEL: Al in favor?

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

CHAI RVAN Al BEL: Thanks, M. Tuvel .

M. Dwyer?
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MR. DWER M. Chairman, and Menbers
of the Board, thank you.

There are a nunber of issues that were
rai sed by this application, which we believe the
Board shoul d consider seriously. In the interest of
time, I will save nost of that argunment for ny
cl osing summation, and at this tine | would like to
call as nmy first witness, Peter Steck

CHAI RVAN Al BEL: Thank you.

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. STECK: | do.

PETER G STECK 80 Mapl ewood Avenue,
Mapl ewood, New Jersey, having been duly sworn,
testified as foll ows:

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

THE WTNESS: Peter G Steck
S-t-e-c-k.

MR. GALVIN. Al right.

M. Chairman, | could recommend M.
Steck's professional credentials as a pl anner.

Do you accept hinf
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CHAI RVMAN Al BEL: | woul dn't disagree
with counsel. Thanks.

Ve do.

MR. DWER  Thank you, M. @Gl vin.

M. Steck, are you famliar with this
proj ect ?

THE W TNESS: Yes, both by | ooking at
the file and attending a nunber of the hearings,
yes.

MR. DAWER  And have you exam ned the
pl anni ng docunents of the Cty of Hoboken?

THE WTNESS: | have.

MR. DAWER  Have you been previously
engaged in a project of simlar size and scope?

THE WTNESS: | have.

MR. DWER  Have you attended all of
the prior hearings --

THE WTNESS: That is correct.

MR. DWYER -- except the first one?

THE WTNESS: | did.

MR. DWER  Have you forned an opinion
about this application, and woul d you pl ease advi se
t he Board?

THE W TNESS:  Yes.

| have a handout that m ght be hel pful.
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MR. GALVIN. | think you have to show

that to M. Tuvel and see if there is any objection

(Docunents shown to counsel)
MR. DAWER D d you want to mark it?

MR. GALVI N: | think | would like to

mark it N-1 for neighbor.

(Exhibit N1 marked.)

MR. GALVI N: Hold on a second. W are

waiting for M. Tuvel to see if he's --

THE WTNESS: No, | got it.

MR. GALVIN. -- | amwaiting

MR. DWER  Yes.

(Pause while M. Tuvel reviews exhibit)

MR. TUVEL: | will obviously let M.

Steck testify to as what is in the exhibit. If |

have any objections while he is going through,

W

shy.

either raise themon cross. You know | am not

MR. GALVIN. Very good. That is good.
You may hand out N-1 to the Board.
Thank you.

THE WTNESS: What | will do is

describe N-1 just generally to identify it, and then

W

refer to it when | testify.

N-1 was prepared by ne today, and it
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consists of five-pages. The first page is an aerial
phot ograph fromBing, B-i-n-g, maps --

MR. TUVEL: Excuse ne. Could | just
get one nore copy? |'msorry.

THE W TNESS: Yes.

MR. TUVEL: Thank you, sir.

THE WTNESS:. -- wherein | superinposed
sonme notations that I will talk about in a mnute.

The second page contains excerpts from
both your 2004 master plan and your 2010
reexam nation report.

The third page at the top is an excerpt
fromthe 2004 master plan, and there are four photos
below it. Photo nunber 7, mddle left, is from
Googl e Street View

Phot ograph 8 is the initial version of
the two buildings that we all know has been | owered
in stories, and just this evening we | earned about
the reduction in scale of the skybridge.

Photos 9 and 10 are taken fromthe
fourth floor of the building at the sout hwest corner
of Sixth and Hudson Street.

The | ast two pages are excerpts from
your zoni ng ordi nance. Those are pages four and

five, wherein | have del eted certain sections that
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in nmy opinion are irrelevant and underlying ot her
sections and added sone notations in bold print.

So back to the beginning to | ay sone
foundation for ny findings, we are dealing with
three tax map lots, but this is clearly part of the
| arger canpus of Stevens, which is about 55 acres.

There really are three segnents we are
tal king about. On the north side of Sixth Street,
we have Lots 1 and part of 16 and Bl ock 228.

Then on the south, we have a very | arge
Lot 1 in Block 277, but part of the site plan
i nvol ves Sixth Street, and that doesn't just
di sappear.

Yes. The applicant doesn't own the
| and, and in order for that skybridge to be
constructed, there has to be perm ssion fromthe
governing body. But this plan, this site plan,
doesn't work allegedly according to the applicant
because of that right-of-way, and that right-of-way
is still a zoned area. Fromthe center line of
Sixth Street north is the R1 Zone, and fromthe
center line south is the R 1(E) Zone, so that
doesn't just disappear

The answer is it is in and it's

controlled by zoning despite the fact that it is in
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the public right-of-way.

So what is the nature of the
application?

The applicant is denolishing a building
that is considered a historic building.

MR. TUVEL: | would object to that.
There is no H storic Preservation --

THE WTNESS: The building is eligible
for the National Register as is the canpus --

MR. TUVEL: There is no evidence that
the building is eligible for --

MR. GALVIN. Al right. Stop
interrupting, M. Tuvel.

Your objection is noted.

MR. TUVEL: Thank you.

MR. GALVIN. They have a plaque on the
side of it from 1917, right?

Al right. Please proceed.

THE WTNESS: The applicant is
constructing what are -- which is essentially one
bui | di ng because they are all connected. These are
all buildings. The skybridge has a roof. It has a
floor area. It is a building, so we have a buil ding
on the north side of Sixth, on the south side of

Sixth and over Sixth, and all of these are eligible,
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in ny opinion, for site plan approval, and they are
all in one zone or another.

This is -- the applicant has presented
a lot of evidence of why it is located here for its
conveni ence.

The -- | amgoing to talk about its
| ocation, not in the sense that | amgoing to
chal l enge what it believes is its nost feasible
| ocation for its institutional purposes, but | am
going to talk about it in a mnute because the
zoni ng ordi nance does have inportance in terns of
parts of the canpus property.

Part of ny exam nation was to | ook at
the area. | nean, | wal ked the canpus, and | drove
around the area, and it is on the outside of the
canmpus across Hudson Street predom nantly
residential. The buildings are predom nantly four
stories, three and a half stories, and I will talk
about that in a mnute. |In fact, your master plan
docunents that pretty thoroughly.

A characteristic part of Hoboken is the
grid street system You can inmagine if for some
reason that street system woul d di sappear, you would
have al nost no open space left. That street system

is talked about in the master plan, and it is a
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significant characteristic of Hoboken.

Tal ki ng about the master plan, and the
master plan is inportant because it certainly
provi des the foundation for the zoning that is
adopt ed, but when vari ances are needed obviously to
satisfy the negative criteria, you have to show that
approval woul d not be substantially detrinental to
t he master plan.

The master plan on pages 19 and 20
tal ks about the history of Hoboken, and it says that
in 1804 this fanmous grid systemwas |aid out by none
ot her than by Col onel Stevens, so this is a
fundanental part of Hoboken that anybody that knows
the city recognizes it, and it's the footprint for
t he bl ocks, and again, the open space on your
residential zones is obviously in the center of the
bl ocks, and the rest of the open space is
essentially provided by the street system

| direct your attention to the second
page of N1, and | will just -- | have portions of
the master plan reproduced, and just to get them
into the record, these panels on page 2 are nunbered
two through five, and the nunber two on pages 151
and 152 of the master plan tal k specifically about

Stevens, and it says in point 9:
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"Require appropriate uses along the
edges of the Stevens Institute of Technol ogy
canpus. The Stevens canpus spreads over a few
bl ocks with its buildings |ocated in areas of
varyi ng character. As such, the follow ng
gui di ng principles should be enployed in the
zoni ng regul ations for the canpus:

"For edges along a street, require uses
in building design simlar in character to
exi sting developnment." And then in
parentheses it says, "e.g., rowhouse-type
residential devel opnment on the east side of
Hudson Street."

The next point: "Were abutting the
rear of residential properties, require
adequat e set backs and open space."”

And then the third point is: "For"
devel oped -- "devel opnent interspersed with
ot her devel opnent, (exanple on Castl e Point
Terrace), require conpliance with the sane"
required "regul ations as for other
devel opnents. "

So the drafters of the master plan

clearly knew that Stevens was there, and they

clearly were sensitized to the edges of the canpus.
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On page 158 of the master plan, it
tal ks about this ED district, which as you know, was
originally | ooked at as an overlay, and it becane
the R-1(E) district, and that said:

"Thi s designation covers the Stevens

I nstitute of Technol ogy canpus, as well as
nost of the university's nearby off-site
properties. Its boundaries coincide with the
existing R 1(E) subdistrict with sone changes
as noted on Land Use Plan map. Consideration
shoul d be given to nodifying R 1(E)

Zone regul ations to ensure that they
adequat el y protect surroundi ng residenti al
uses fromthe inpacts while allow ng Stevens
to develop its canpus in a reasonabl e manner."

So there was clearly sone bal anci ng
goi ng on of public purposes.

Stevens Institute is not evil. It is a
good institution. It is inportant to Hoboken, but
there clearly was recognition in the master plan
that there is the potential for adverse effects
around the edges of the canpus.

In 2010, the Pl anning Board adopted a
reexam nation report, and that noted an error in the

zoni ng map.
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The property that we are speaki ng about
this evening on the north side of Sixth Street was
m stakenly put in the R1(E) district, and so here
is a conscious effort of the governing body to
correct that error, and the answer is there was a
zoni ng anmendnent that said fromthe center line of
Sixth Street north, that is going to be inthe R1
district. To the south would be the R 1(E)
district.

A significant observation also in the
mast er plan of 2004 was on page 36, and you heard
testinony of Elizabeth -- the fanous Elizabeth
McKenzie, who said that, in her opinion, the reason
for discouraging skywal ks is you mght be in a
retail area, and this is not a retail area, so it
woul dn't be harnful

There was di scussion, a lot fromthe
architect, about how this is going to be
transparent.

Now, it is not going to be transparent.
It is going to be glass. There is going to be
reflection. You know, the answer is, if you strain
you m ght be able to nake out what is on the other
side, so I'll grant you that you can see through it,

if you are at a certain elevation. You can see
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nmore, if you approach it maybe on the north side.
It is going to be the east side of Hudson Street.
As you know, the glass through gets
narrower and narrower, but nobody is going to wal k
down the street and say there is nothing there.

This is a building that is part of a

bui l ding, despite the fact that it is in glass.

| amgoing to read you what the policy

was in the master plan about skybridges, and it
doesn't talk about but they are okay, if you can see
through them or they are great, if you keep them
outside of retail areas.

It says, Number "4: Prohibit
the construction of additional pedestrian
skywal ks. The zoni ng ordi nance permts a
bridge over dinton Street to connect the
M dt own Parking Garage with St. Mary
Hospital ," under a different nanme today.

"Al though this skywal k may nake sense
for this particular location, future skywal ks
in any other part of the city should be
prohibited as they detract fromthe
pedestrian-oriented nature of Hoboken and are
not consistent with the city's character."

So there is nothing here about nake
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them gl ass. There's nothing here about owning in
retail areas.

The answer is: The Pl anning Board
doesn't |ike them because they di scourage pedestrian
traffic, and obviously that is the case here.

These students or faculty going from
one building to another will not hit the street. It
renoves themfromthe sidewal k, and it is clearly
not in character w th Hoboken.

The character of Hoboken is an open
grid system and the grid systemis oriented so when
you |l ook to the east, you can see the New York
skyline. That is a pretty major part of the charm
of Hoboken, in ny opinion.

The next page 3 has anot her part of the
master plan that tal ks about height Iimts, and nost
of the properties on the west side of Hudson Street
are in the three to 4.5 story height limt.

Now, because those properties are
residential, the height of residential floors is
about ten feet. |In fact, your new ordi nance
anendnents says that they have to be at |east ten
foot high for floor for these residential uses, but
what | am suggesting is that three to 4.5 stories --

excuse ne -- stories is approximately 40 feet.
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When you put in an institution, it has
alot taller floor-to-floor heights. So while the
applicant m ght be proposing a four-story buil ding,
the linear height is significantly greater.

And as you know, fromthe recent
amendnent to the zoning ordinance, | think it is
Z-350, in the R-1 Zone now you neasure height in
linear feet rather than stories. So it enphasizes
the fact that what is really inportant is the
physi cal height of the building as opposed to
counting the nunber of stories.

On that -- on the pictures on the
bottom of page 3, | have a picture of the skywal k on
Cinton Street, and again, that goes fromthe
parking garage to the hospital. There is no retai
on that block there. But the answer is: Once
seeing this, the Planning Board reacted adversely to
it.

The bottom two photos sinply suggest
that, first of all, sonme people value the view
corridor because you can see while you can't --
Sixth Street if you're driving is in the direction
away fromthe Hudson River, you don't have that
handicap in terns of the view shed, and indeed, you

can see parts of the New York skyline, as many of
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you know, when you | ook down that corridor, so it is
a significant feature.

The | ast two pages tal k about the
zoning regulations, and I want to return to the
first page of Exhibit N-1. | outlined the |argest
shape in red which is the R1(E) Zone, and although
that is one zone, if you carefully read your zoning
ordinance, it is really three zones.

The bul k of the canpus is in a
ten-story 100 foot area, and in ny mnd, that is the
political trade-off. Look, we don't want you
expanding into the residential areas. W want you
to be sensitive about them but when you are away
fromthe residential areas, we will |let you go
taller than al nost any other conventional zone in
Hoboken. You're R1. You're R2. You're R 3.
What do they all ow?

It's like 40 feet?

Here you can go -- we're going to |et
you go to a hundred feet and ten stories.

And as | nentioned earlier, that you
know, Hoboken is not that you have to find vacant
land to use this. Stevens is tearing down an ol der
building to do this.

So in a sense because you can --
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because it feels you can tear down buil dings, the
answer is this is kind of a blank slate, and any
area within the majority of the canpus, you can go
up to a hundred feet and ten stories. That is the
bonus.

What is the conpensation for that
public policy?

W want you to be careful as you get
closer to residential areas.

So on the western part of that diagram
you will see a red corridor. That is a 200 foot
wi de corridor, and in that area you can only
according to the ordi nance go 40 feet and four
stories.

There is a smaller area that is
outlined in orange, and that is a hundred feet w de,
and there are special regulations there. Let ne
poi nt out where they are.

Soif you wll turn to the height
regulation -- well, let nme just sunmari ze.

There is a major difference between
hei ght regul ati ons between the first 200 feet and
the rest of the canpus. And as you know, that is
one of the variances that are being sought. The

applicant wants 65 to 67 feet in an area that only
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all ows a 40-foot height.

The first hundred feet has a nunber of
regulations. On the last page 5 of Exhibit N1, you
wll see at the top of the page that is underlined
it says:

"Thi s subsection,” neaning 196-14(g),
"Shal |l apply to the facade of any building in the
R-1(E) district that is located within 100 feet of a
residential district."

So not only is a there a height limt
when you get closer to residential areas, but as you
get closer within a hundred feet, we have now
special regulations in terns of facade treatnent.

At the bottomactually as a
condition -- Provision (h) of that section, it talks
about even sports fields, they want you to be a
hundred feet away, so there is a hei ghtened
sensitivity when you are first within 200 feet of a
residential district, and then when you are within a
hundred feet of a residential district.

| will ask you to flip back to page 4
at the bottomof the page, and | note that another
provision that applies to that hundred foot orange
irregular subdistrict is Section 196-38, Standards

for Particular Uses, and Standard Wtal ks about
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conditional uses in the R 1(E) subdistrict, and it
says:

"Any part of any building or facility

containing auditoriuns and lecture halls with
a 100 or nore seats, non-university

| aboratories and offices, physical plant,
facilities maintenance and other simlar
bui | dings and parking facilities shall be

| ocated at | east 100 feet from any property
line adjacent to a residential district."

| note that in the floor plans, and |
don't know if they really have been changed except
for the skybridge, but on the south side of the
Sixth Street, there are classroons that range from!|
think 1,799 square feet to 1,839 square feet. Those
can accommodate -- there is no seating in them but
by the building code those can accommobdate nore than
a hundred seats.

So there appears to be even portions of
this building that are not permtted by use because
of that provision

The other thing that | want to clarify
i's when the Planner MKenzie did her report, she
first said that universities were a conditional use

inthe R1 Zone, and | think, if | recall correctly,
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she backed away fromit.

As | read the code, there is no
guestion that university uses is not a permtted use
inthe R1 Zone. And if you look in the -- page 4,
this would be Section 196-14(d), conditional uses,
it says that for the R1 district, small (c) in
parent heses says: "Educational uses not otherw se
ment i oned. "

Well, nmentioned in this Section 196-14
is specifically Stevens. So the way | clearly read
this is that no one can |look at this and say that
educati onal uses, such as Stevens, are permtted
conditionally in the R1 district. They are not.

The final issue | would like to talk
about in terns of the purposes, and this is the top
of page 4, it is not required to be in an ordi nance,
but sone ordinances |ist the purposes of the
regul ations, and what is interesting is that in both
the R-1 district purpose and the R 1(E) district
pur pose, they nention outright Stevens Institute.

So even when you are in the R1
district, it says:

"The purpose of this district is to

conserve the architecture, scale and grain of

residential blocks and street patterns; to
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reinforce the residential character of the
di strict; acknow edge the traditional

relati onship between Stevens Institute,

adj acent residential nei ghborhoods and

nei ghbor hood retail businesses and services;
to regul ate those businesses and activities
not conparable with building objectives."

So there was a recognition that Stevens
woul d -- could have an adverse inpact on the R 1
district.

| will note parenthetically that
Ms. McKenzie said, well, you know, if you don't want
this, you mght get a bar -- a bar, you know, a
restaurant or a bar.

Vell, if you read the section of the
ordi nance 196-33, you can only have a bar when
you're in a block where there are at | east two ot her
retail uses, you can have another retail use.

So the answer is: You can't neet the
condi ti onal uses across the street fromthe canpus
here, so that is kind of a false statenent, in ny
opinion, as to what is permtted by right.

As you go to the purpose now of the
R-1(E) subdistrict, it says in part:

"The design of buildings and uses in
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the R-1(E) Subdistrict, particularly in
portions of the buildings and uses in the
R-1(E) Subdistrict, particularly in portions
of the subdistrict adjacent to the R 1
District, shall be integrated with the
prevailing character of adjacent districts,
streets, buildings and uses."”

So in the nmaster plan, there was great
concern about the perineter of the canpus, and that
was carried out. That is consistent with the zoning
regulations. It divided the R-1(E) educati onal
district into essentially three subject --
subdi stricts, and the closer you get to a
residential zone, the nore restrictive it is.

The conpensating feature is in the
maj ority of the acreage, you can go ten stories and
a hundred feet, and you get to do it by right. So
it is a note about the itens of relief that are
needed by the applicant.

Hum the university use is not
permtted in the R-1 Zone, and that includes Lot 1
in Block 228, as well as the first half of the
street because the zone line goes to the center |ine
of Sixth Street, so not permtted is one-half of

t hat skybridge and the new building to the north.
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God bl ess you.

There is a significant issue of height.
It is a D-6 vari ance.

Again, what is interesting to ne is the
zoni ng ordi nance was recently anended to say we are
not so concerned about stories, we are really
concerned about the |linear height.

This is a height of 65 or 67 feet,
where only 40 feet is permtted.

There is an issue of building coverage,
and in the -- and there are slightly different
standards. In the residential zone, you could have
a maxi nrum of 60 percent. The applicant is proposing
97.7 percent on the north lot. That is
significantly nore than what is all owed.

On the south lot there is a different
standard. There is a maxi mum of 50 feet, and
presumably that's because nmuch of the canpus, you
know, you can go up to a hundred feet. So
presumably you woul d have a | ot nore open space
there. The applicant is proposing | believe 62
percent, which exceeds the maxi num of 50 percent.

There are other issues. The use of the
cellar. It could only be for storage, and that has

to do with intensity. There are two neasures of
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intensity here. One is building coverage, so that
is an intense use of the site.

Now, the other issue is while the
applicant has four stories now, the basenent use
wi |l have occupancy in it, which is not permtted,
and that clearly adds to the intensity of the use.

There are other issues, such as the
setback to other buildings, which are | ess inportant
because that is kind of to the rear of the buil ding,
i n nmy opinion.

There is -- but the other issue that |
di scovered is that there is a prohibition of
cl assroomor lecture halls with a hundred nore
seats. You can't be within a hundred feet of a
residential zone. And as | read the plans, although
there is not a seat layout, if you multiply it -- if
you di vide the square footage of the classroons by
one per 15 square feet, which assunes chairs and
tabl es, you are over a hundred for at |east two of
t he cl assroons.

If you divide it by seven square feet
for just novable chairs, you are up to the 200
capacity for sone of those classroons. That seens
to be against the ordinance, and one woul d say that

that also triggers a D variance.
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So this use is an inherently benefici al
use, and as you know, the standard of proof is the
so-called -- first of all, it is the burden of the
applicant to provide the evidence, and there is the
four step Sica process, where you determ ne the
magni t ude of the public benefit, and there is an
i nplied scale.

You coul d have a head trauma center,
and then at the other end maybe a historic school,
so there is a range of uses.

Secondly, you exam ne what are the
negatives that arise from approval of the
application, and I amgoing to address that
significantly by | ooking at the nmaster plan.

And then the Board is to say, are there
sonme conditions that you could invent that m ght
mtigate sone of those negatives

And finally, there is the bal ancing
test. The Board has to evaluate, given the fact
that there are sone public benefits attached to this
institution, can the application be approved w thout
substantial detrinent to the public good and w t hout
substantial inpairnment to the zone plan and zoning
or di nance.

In my opinion, there is substanti al
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detrinent to the zone plan and zoni ng ordi nance.

The skybridge, the applicant seens to ignore,
because it is on public property, but the answer is
it is not in sonme kind of a public zone. It is half
inthe RR1 Zone, where it's not permtted, and it's
half in the R 1(E) Zone.

It has -- it's out of character with
Hoboken, the grid systemthat was originally
establi shed by Col onel Stevens. It elimnates
pedestrian traffic that would otherwi se be on the
street. Those are the two reasons why the naster
pl an said we don't want anot her one.

So that in my mind is clearly contrary
to the master plan, and there are no exceptions in
the master plan like it is okay if you are outside
of a retail area, or the nore glass you use, the
nore wonderful it is. That is not in the master
pl an.

The overriding thenme, and again, this
is what | view as the conprom se is that Stevens can
go to ten stories at a hundred feet. That is
virtually taller than any other zone in Hoboken, and
t he conpensating factor is be gentle when you get
next to residential areas.

The problemhere is the applicant is
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not gentle next to this residential area. The
building is too -- covers too nuch of the site. It
has a height that is significantly 21 feet or nore
over the maxi num permtted.

The buil dings are out of character with
the residential areas because of the |arge
floor-to-ceiling heights. Again, maybe it is four
stories, but the answer is these are large floors,
very much uncharacteristic of a residential use in
t he area.

Hum the fact that the zoning ordi nance
and the master plan are so consi stent, and nobody
can say that the governing body and the Pl anning
Board didn't have Stevens on its mnd. The word
"Stevens" appears all over the master plan, and it
even appears in the zoning ordi nance.

So, in ny opinion, the conbination of
t hese oversized buildings, hum wth the skybridge,
result in substantial detrinent to the zone plan and
zoni ng ordinance. They are contrary to stated
pur poses.

The applicant is trying to justify the
bridge by saying, well, we don't want to dig up the
street, and it is very efficient to |link buildings

up in the air, and that nmay be the case, but it
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i gnores the founding principles of this zone in the
mast er pl an.

That street is going to be dug up
anyway while water and air under pressure can go
uphil'l, but the answer is sewerage can't.

And the answer is: They are going to
be digging up a street to get the sewer |ines
under neat h.

Now, there was an argunment about, you
know, we don't want to put these utility lines in
under ground because we want the Cadillac of tunnels.
You know, we want to be able to stand up and repair
t hese.

Wel |, nowhere el se in Hoboken does that
really exist. You know, why does the applicant have
to invent this situation, which is really not
characteristic?

From t he narrow poi nt of view of the
applicant's use of the site, | understand their
argunent. They are institutional needs, but this is
a plan and zoni ng ordi nance that gave Stevens a | ot
of clear space to build. 1Is the ten-story a hundred
feet part of the canpus?

You can do whatever you want there.

You can link buildings. You can do whatever you
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want. But as you get close to residential uses,
that is the conpensating feature for giving you that
ten stories.

And in ny opinion, there is no evidence
on the record that this approval can be granted
W t hout substantial detrinment to the zone plan and
zoni ng ordi nance, w thout substantial inpairment to
the zone plan and zoni ng ordi nance, and w t hout
substantial detrinent to the public good.

The applicant's burden of proof, |
don't believe that they net it.

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

MR. GALVIN. M. Dwer, anything el se?

MR. DWER  Yes, just a few questions.

You just had a chance to | ook at the
2010 master plan reexam correct?

THE W TNESS: Yes.

MR. DAWER  And you have seen sone of
t he objectives there under the section of housing,
one of those objectives being under 4C, nmintain the
| oner densities and heights in residential zones?

THE WTNESS: So that is a continuing
endorsenent of the policies of the master plan, and
what it inplies is that height can be a detrinental

aspect of a building in a residential zone.
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MR. DWER  Ckay.

And you've identified what appears to
be two new D variances, one for the skybridge, and
one for a classroomw th over a hundred seats wthin
a hundred feet of a residential zone, correct?

THE WTNESS: That's correct.

MR. DWER  And those would be two
addi ti onal D vari ances.

The applicant -- according to your
testinony, the applicant's testinony asked for a C
vari ance for a nunber of things, including rear yard
set back, height, open space --

THE WTNESS: Well, the height is a D6
vari ance.

MR. DWER  Excuse ne. You're right.
That a D

Length of building, and does the
aggregate of these bulk variances intensity the use
of the site? Is that contrary to the zone plan?

THE WTNESS: It is. You can't |ook at
t hem i ndependent|y.

As | say, the fundanental issue is it's
too tall, classroomin the basenent, too nuch
bui | di ng cover age.

All of this relates to intensity and
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the proof of the pudding is only enphasized by the
fact that there are setback standards that are al
required.

MR. DAWER And just to clarify, you
mentioned that the retail uses, which are allowed in
the RR1 Zone in the north lot, the applicant has
said that it could be bars or restaurants. But as
understand it, the conditional use for retail uses
in this zone require at |east two other of those
busi nesses on the bl ock before they could be
started, right?

THE WTNESS: Yes. It suggests that
there already has to be a retail presence, and that
isn't in this case.

MR. DWER And there are none?

THE WTNESS: That's correct.

MR. DWER  Have you | ooked at the
Stevens Strategic Plan of 20127

THE WTNESS:. | have.

MR. DWER And did you note in there
that they have a plan to grow the student body, and
you' ve heard testinony to the effect that part of
the reasons for the variances was that they needed
to increase the square footage per student, and yet,

at the sane tinme their plan says they want to
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i ncrease the student body by sone 60 percent over
ten years.

How does that affect, in your opinion,
the variance justification by the applicant?

THE WTNESS: Well, the strategic
report runs from 2012 to 2022, and it said
essentially that there are 2500 under graduat es now,
and we would like to grow over the ten-year period
to 4,000 undergraduates, plus have sone additi onal
interns of the graduate school.

What doesn't nmake sense is that the
applicant is enphasizing over and over again this is
to better serve our student body. But at the sane
tinme, clearly there is a plan that the student body
wi Il be increasing, and that sinply in ny opinion
suggests that the statenents nade are at | east
confusing at best and m ght be m sl eadi ng.

MR. DWER  Thank you.

Thank you, M. Chairman.

CHAI RMAN Al BEL: Thank you.

M. Tuvel, do you have sone questions?

MR. TUVEL: Does the Board want to go
first or --

CHAI RVAN AIBEL: No. | think now woul d

be a good opportunity for you to cut through sone of



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Peter C. Steck 145

t he issues.

MR. TUVFEL: That's fine.

Because | didn't get the benefit of M.
Dwyer's transcript ahead of tine, so just bear with
me as | go through the questions.

THE WTNESS: | will personally bear
wi th you.

MR. TUVEL: Thank you. Ckay.

So you said you were at -- | will share
the mke with you.

THE WTNESS: We will share.

MR. TUVEL: So you said that you
attended all of the hearings except for one.

Did you read the transcript for that
heari ng?

THE W TNESS:  Yes.

MR. TUVEL: D d you attend any of the
HPC neeti ngs?

THE W TNESS:  No.

MR. TUVEL: D d you read the report
that was submtted by Ms. MKenzie to the Board?

THE W TNESS: Yes, yes.

MR. TUVEL: Dd you submt a report to
t he Board?

THE W TNESS: No.
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MR. TUVEL: Are you aware of any expert
reports that have been submtted to the Board on
behal f of your client?

THE W TNESS: No.

MR. TUVEL: No traffic report and no
stormmat er report?

THE WTNESS: That's correct.

MR. TUVEL: kay. And your clients
are the sane as M. Dwyer's clients?

THE WII NESS: The Sobel s.

MR. TUVEL: Thank you.

Did you review the zoning map for the
city?

THE W TNESS: Yes.

MR. TUVEL: Ckay. What's the northerly
boundary line for the R 1 Zone?

THE WTNESS: For the whole city?

MR. TUVEL: Yes.

Do you know?

THE WTNESS: W thout |ooking at the
map, | would not guess unless | | ooked at the nmap.

MR. TUVEL:  kay.

Wuld it surprise you if the northerly
boundary is 14th Street?

THE WTNESS: | have to |l ook at the map
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to verify whether it is or not.

MR. TUVEL:  Cxay.

Do you know what the southernly
boundary of the R 1 Zone is?

THE WTNESS: W thout |ooking at the
map, | don't know.

| can get a copy of it.

MR. TUVEL: No, that's okay.

How many | ots woul d you say are
conprised in the R 1 Zone?

THE WTNESS: | don't know.

MR. TUVEL: How many lots in the R 1
Zone between Fifth Street and 8th Street al ong
Hudson abut the R 1(E) Zone?

THE WITNESS: | don't know.

MR. TUVEL: Do you know how many | ots
are owned by Stevens that abut (E) zone?

THE WTNESS: | did not count the
speci fic nunber of |ots.

MR. TUVEL: Ckay.

THE WTNESS:. | know that they own sone
lots, but I don't know the nunber.

MR. TUVEL: Wuld it surprise you that
i ncluding the subject lot, which is Block 228, Lot

1, that there are seven other lots. Six of those
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lots that abut the R 1(E) Zone?

THE WTNESS: That woul d appear to be

potentially accurate.

MR. TUVEL: Ckay.

Do you know who owns the property

directly abutting Block 228, Lot 1 --

THE WTNESS: | do not know.
MR. TUVEL: -- to the East?
THE WTNESS: Into the canmpus?
MR. TUVEL: Correct.

THE Wl NESS: | would assune that

St evens owns it.

hei ght .

MR. TUVEL: Correct.

They own seven out of the

In terns of you tal ked a | ot about

Are you famliar wth the property

| ocated at Block 27 to .01 Lot 307

virtue -- |

numbers, SO

haven't nenori zed all

THE WTNESS: | don't know it by

don't know.
MR. TUVEL: Ckay.

So that's your client's property.

bel i eve your client lives in the Union d ub.

t hat

right?

of the tax map

l's

148
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THE W TNESS: Yes.

MR. TUVEL: So that's your client's
property?

THE W TNESS: Yes.

MR. TUVEL: Do you know how tall the
Union Cub is?

THE WTNESS: It is taller than the
zone all ows.

MR. TUVEL: D d you neasure it?

THE WTNESS: No. It is |ike seven
stories | think.

MR. TUVEL: But you don't know the
exact nunber ?

THE WTNESS: No. | would -- it is
irrelevant because it's unusual in the pattern of
the street. Mst of the buildings are well bel ow
t hat .

MR. TUVEL:  kay.

Do you know the size of the | ot that
the Union Cub is | ocated on?

THE WTNESS: Not w thout | ooking at
the tax maps, no.

MR. TUVEL: If | told you that it was
approxi mately 7900 square foot, would that surprise

you?
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THE WTNESS: It wouldn't surprise ne.

MR. TUVEL: Ckay.

Do you know how big -- do you know
how -- the lot area of, I'll call it the northern
| ot of this proposed devel opnent, do you know what
the lot area is?

THE WTNESS: | have to | ook at the tax
maps to verify it.

MR. TUVEL:  kay.

Wuld it surprise you that it's near,
al nost exactly the sanme as the |lot across the
street?

THE WTNESS: It would not surprise ne.

MR. TUVEL: Ckay.

Do you know where the Carnegie building
is | ocated?

THE W TNESS: Yes.

MR. TUVEL: \Were is it?

THE WTNESS: It's -- it's two south of
the new building on the south side of Sixth Street.

MR. TUVEL: Ckay. Say that one nore

THE WTNESS: It is -- | think it's
t he second buil ding over outside of the Lieb

bui | di ng.
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MR. TUVEL: Ckay. It's the first
bui | di ng over.

THE WTNESS: Ckay. Thank you for
correcting ne. It's the building that abuts the
Li eb bui | di ng.

MR. TUVEL: Ckay.

Do you know how tall that building is?

THE WTNESS: | believe it's alleged to
be approximately as tall as the applicant's proposed
bui | di ng.

MR. TUVEL: Do you know what occurs in
t hat bui |l di ng?

THE WTNESS: Not specifically.

MR. TUVEL: Ckay.

THE WTNESS: Sonething related to
St evens.

(Laught er)

MR. TUVEL: Ckay. Do you know where
the Buchard building is |ocated?

THE WTNESS:. It's the next building to
t he sout h.

MR. TUVEL: It is actually the building
to the east of the Lieb building.

THE WTNESS: GCkay. Then | msoriented

nmysel f.
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MR. TUVEL: Ckay.

Do you know how tall that building is?

THE WTNESS: That's taller, but it's
further away -- | think it's -- there is a profile
of it in your exhibits, the applicant's exhibits,

but that is obviously further away from Hudson

Street.

MR. TUVEL: Do you know how far?

THE WTNESS: | don't know the exact,
but it is probably -- it is probably 90 or a hundred
feet back.

MR. TUVEL: Do you know if it is
| ocated on the sanme | ot as the south bl ock
devel opnent ?

THE WTNESS. Yes. There is a super
sized lot, Lot 1 and Bl ock 227.

MR. TUVEL: Right.

Do you know that that building -- would
it surprise you if that building was about 110 feet?

THE WTNESS: | said 90 to a hundred,
so | would say that seens reasonabl e.

MR. TUVEL: Ckay.

THE WTNESS: It is also a second
tiered building. Qobviously in the front of it is a

| ower buil di ng.
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MR. TUVEL: Ckay. So that leads ne to
my next question.

So Stevens is actually proposing as
part of this devel opnment to put another shorter
building in front of a larger building, is that
correct, on the southerly lot?

THE WTNESS: It is proposed -- well,
the building that's being proposed is shorter than
the building that's further away from Hudson Street.

MR. TUVEL: Thank you.

Are there buil dings | ocated behind the
parking ot on the north lot?

THE W TNESS:  Yes.

MR. TUVEL: Do you know what goes on
i n those buildings?

THE WTNESS: Hum academ c activity
related to Stevens.

MR. TUVEL: They are actually not
academ ¢ buil dings, but they are related to Stevens.

Do you know how tall those buil dings
are?

THE WTNESS: Well, the architect has
profiles of them so as you go further away, they
are taller.

MR. TUVEL: D d you neasure thenf?
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THE WTNESS: No. | don't think I have
the ability to go to the top of the roof and drop a
t ape neasure.

MR. TUVEL: Ckay.

So you don't know what their exact
hei ght is?

THE WTNESS: No, but it's clearly
depicted on the applicant's profiles.

MR. TUVEL: Ckay.

Do you know what the difference in
grade is between the southwest corner -- |'m
talking -- well, let ne just nake it easier. |I'm
tal ki ng about the north |ot, okay?

THE WTNESS: All right.

MR. TUVEL: Do you know what the
difference in grade is between the sout hwest corner
of the north I ot and the sout heast corner of the
north lot?

So if I'mbasically headi ng east on
Hudson Street, do you know what the grade change is?

AUDI ENCE: East on Hudson --

COW SSI ONER FI SHER  You nean east on
Si xt h?

MR. TUVEL: East on Sixth. ['msorry.

| apol ogi ze.
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THE WTNESS: The gray goes up.

Wt hout |ooking at the engineering plan, | don't
know exactly what it is.

MR. TUVEL: Al right.

So would it surprise you if it's about
a six foot difference?

THE WTNESS: Yes. It would be a
nodest slope on it. |It's easily wal kable.

MR. TUVEL: And noving to the south |ot
and headi ng east on Sixth Street, do you know what
the grade is fromthe northwest corner of the south
ot to the northeast corner of the south?

THE WTNESS: Not w thout | ooking at
the site plan.

Al of these are clearly, you know, the
vari ance that's needed is over 20 feet in height,
so --

MR. TUVEL: | just asked you if you
know - -

THE WTNESS: -- |I'mjust answering
nore fully.

So the fact that the |ot slopes up six
feet doesn't conpensate for the 20 plus sone-odd
feet in height that it exceeds the ordi nance.

MR. TUVEL: Al right.
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But that wasn't going to be ny
question, but okay, that's your answer.

But ny next question is: Do the
existing grade differentials already limt views of
the skyline, if you' re standing on the street?

THE WTNESS: |f you are standing on
the street, dependi ng upon where you are standing,
if you get closer to the skybridge, you can't see
through it at all.

I f you get further back, you can see
t he corridor.

As you get into sone of the residential

units --
MR. TUVEL: | amnot -- |'mnot --
THE WTNESS:. -- you can see the
skyl i ne.
MR. TUVEL: -- | wasn't talking about
the skybridge. | was just saying existing
condi tions.

Does the grade change limt your views
of the skyline?

Can you even see it standing --

THE WTNESS: |If you're standing at the
intersection of Sixth and Hudson -- | don't recal

whet her you can see the tops of buildings or not. |
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don't think you can, but that is ny recollection.

MR. TUVEL: Ckay. The north |ot,
sticking with the north lot, what is the current use
t here?

THE WTNESS: Parking. | think it's 35
student spaces.

MR. TUVEL: dCose. |It's 39, but that
is close.

Is that a principal permtted use in
the R-1 Zone?

THE WTNESS: It wouldn't be a
principal permtted use. It would be a permtted
accessory use.

MR. TUVEL: Permtted accessory use for
what ?

THE WTNESS: Stevens Institute.

MR. TUVEL: No. |I'mtalking about the
R1 --

THE WTNESS: Oh, that would be a
nonconf or m ng use.

MR. TUVEL: Ckay. And is that |ot
conpl etely paver now?

THE WTNESS. Yes, essentially.

MR. TUVEL: Ckay.

And that parking lot is used for



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Peter C. Steck 158

Stevens' students, correct?

THE WTNESS: That is ny recollection
of the testinony.

MR. TUVEL: Al right. Myving to the
south lot, do you know what type of activities occur
in the building that's proposed to be renoved on the
south lot?

THE WTNESS: | believe that there was
| aboratory space there.

MR. TUVEL: Academ c buildings, that is
correct. Al right.

Where is the nost northern academ c
buil ding | ocated on the Stevens canpus?

THE WTNESS: Hum | have to | ook at
the canmpus map to tell you. | know it was gone over
in the testinony, but | don't recall exactly the
nost northerly buil ding.

MR. TUVEL: Ckay. Do you know where
t he nost southerly academ c building is |ocated?

THE WTNESS: It is probably near the
sout hern border of the R 1(E) Zone.

MR. TUVEL: Ckay.

So would it surprise you that all of
t he academ c buil dings on the canpus are | ocated

south of Sixth Street between Hudson Street and the
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river?

THE WTNESS: Al of the academc
buil dings? That is not nmy recollection.

MR. GALVIN. Al right. That is the
answer .

MR. TUVEL: That's fine.

Al right. Are student centers
permtted in the R-1(E) Zone?

THE WTNESS: | would have to re-read
t he ordi nance, but would | expect that if a
university is permtted, a student center would be a
permtted use.

MR. TUVEL: Al right.

What about -- and I'll go through it
qui ckly, so we can nbve on

Dining halls, athletic fields, all
principal permtted uses in the R 1(E) Zone?

THE WTNESS: Well, as you know,
there's certain regulations. Like, you can't have
an athletic field anywhere.

There's issues with lighting and things
that have to be pushed at |east a hundred feet away
from Hudson Street.

MR. TUVEL: So you nentioned that.

It's the lighting that has to be a hundred feet
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back. It's not the actual --

THE WTNESS: Well, let nme what the
ordi nance says before | answer.

MR. TUVEL: Ckay.

THE WTNESS: Yes, it's the lighting.

MR. TUVEL: So not the academ c -- not
the athletic fields --

THE WTNESS: That's correct.

MR. TUVEL: And are dormtories,
fraternities and sororities all permtted in the
R-1(E) Zone?

THE WTNESS: | believe so.

MR. TUVEL: You talked a | ot about the
mast er pl an.

Isn't it true, that the master plan
states that the city is strengthened by Stevens?

THE W TNESS: Yes.

MR. TUVEL: Does the naster plan talk
about the need to elimnate surface parking |ots?

THE WTNESS: | don't think it says it
specifically with regard to Stevens, but that is not
| ooked at as a productive -- as a positive use.

MR. TUVEL: And are we elimnating the
surface parking lot in connection with this

application?

160
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THE WTNESS: Yes. That's a very --
you are elimnating the parking.

Now, the parking is -- you're stil
going to see cars, because cars park on Hudson
Street, and they're still in the area. But the
answer is for that private property, you are
proposing to elimnate a surface |evel parking area
and replace it with a 60 foot -- 65 foot tal
bui | di ng.

MR. TUVEL: Do you know how many curb
cuts currently exist on the northerly lot?

THE WTNESS: | know it was testified
to, and | don't recall the exact nunber. There's
nore than one | believe.

MR. TUVEL: Al right. There are two.

Do you know how many curb cuts are
| ocated on the southerly |ot?

THE WTNESS: | believe there's a
| oading curb cut.

MR. TUVEL: Correct.

Do you know how many curb cuts are
going to be elimnated as a result of this
application?

THE WTNESS: All of those curb cuts

will be elimnated.
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MR. TUVEL: And are elimnation of curb

cuts anot her goal of the mater plan?

THE W TNESS:

m nuscul e goal --

would call it a

MR. TUVEL: A m nuscul e goal

THE W TNESS:

- because you're

removi ng so many pedestrian -- the ideais to

encour age pedestrian traffic.

That is why you don't

want a driveway. Here you are putting up a skywal k,

where now -- that's nore than -- that's going to

certainly elimnate much nore pedestrian traffic

than the elimnation of three curb cuts.

MR. TUVEL: So what gives you -- how do

you formul ate the opinion that sonmething is a

m nuscul e purpose of a master

I mportant purpose?

pl an versus an

MR. DWER  Obj ection, M. Chairnman.

It's a characterization.

MR. GALVIN It

planner. 1t's his opinion
MR. TUVEL:
formul ated that.
THE W TNESS:
experti se and commbn sense.

(Laught er)

is a professional

asked hi m how he

used ny pl anni ng



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Peter C. Steck 163

MR. TUVEL: Perfect. Thank you.

MR. GALVIN. As |awers, we m ght not
get that.

(Laught er)

MR. TUVEL: Have you ever been a part
of an application for a skybridge before?

MR. GALVIN: | didn't hear it. Wat
was t he question?

MR. TUVEL: |"msorry.

Has he ever been part of an application
where there was a skybridge before.

THE W TNESS: Not over public property.

MR. TUVEL: Well, where?

THE WTNESS: In Morristown behind
Century 21, they had a link to a public parking
gar age.

MR. TUVEL: Al right. And were you
the applicant's planner or the objector's planner?

THE WTNESS: Onh, the applicant's
pl anner.

MR. TUVEL: | have not seen you in that
role before. That's why |'m asking you.

THE WTNESS:. You don't get out enough

MR. TUVEL: That's right.

(Laught er)
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See, at least we're having a good tine
wth this. Ckay.

MR. GALVIN: And that is what Jason's
w fe says.

MR. TUVEL: | can't get a break
anywher e.

(Laught er)

| s any green space or parkland bei ng
renoved as part of this application?

THE WTNESS: No. Although there is
supposed to be open space on the |ot, and you are
taking up nore of the ot than the building than now
is permtted. So that on both the northerly and the
southerly lots, you are elimnating what is supposed
to be green space, if you were to conply with the
or di nance.

MR. TUVEL: But the lot is currently
conpl etely paved, though, correct?

THE WTNESS: That's correct.

But it still produces obviously |ight,
air, and open space, and it doesn't block as nuch as
a 65 foot tall building.

MR. TUVEL: Does the northern building
meet the prevailing setback of the street?

THE W TNESS: Yes.
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MR. TUVEL: Ckay.

And if the building was further back to
the east, is it abutting against Stevens' own
property?

THE WTNESS: Well, it depends how big
the building is.

MR. TUVEL: In the proposal, as it
nmoves back, it is noving towards Stevens' own
property?

THE W TNESS: Yes.

MR. TUVEL: You tal ked about coverage,
correct, and you said that that was a significant
vari ance here, right?

THE W TNESS: Yes.

MR. TUVEL: Al right.

So typically when we work on coverage
variances and tal k about stormmater, did you do your
own stormnat er analysis in connection with this
application?

THE W TNESS: No.

MR. TUVEL: Are you aware that the
applicant is neeting -- initially met the North
Hudson Sewerage requirenents, but then at the
request of this Board, increased detention eight

tines?
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THE WTNESS: | understand that the
applicant nodified its plan to store nore stormater
than would normal ly be required.

MR. TUVEL: So how can you eval uate
whet her there's negative inpacts froma public
variance, if you haven't done any stormat er
cal cul ati ons?

THE W TNESS: Because a cover age
variance just doesn't relate to stormnvater. It
relates to esthetics and the character of the
district, and you' re covering 97 percent of the |ot,
where you are only permtted 60 percent. That has a
dramati c visual inpact.

MR. TUVEL: You stated in your direct
testinony, that this was an inherently beneficial
use, correct?

THE W TNESS: Yes.

MR. TUVEL: So would you agree that the
positive criteria is presunptively net as part of
this application?

THE W TNESS: Yes.

MR. TUVEL: And does that nean from a
pl anni ng perspective, that the public welfare --
that that purpose of the MLUL is advanced?

THE WTNESS: Well, that doesn't answer
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t he questi on.

You do have sone public benefit, but
part of the Sica analysis is to determ ne the
magni t ude of the public benefit that arises from
t hat use

MR. TUVEL: Ckay.

In terns of the negative criteria,
woul d you agree that under New Jersey case |aw that
governs this application, that the enhanced quality
of proof is not applicable?

THE WTNESS: | agree.

MR. TUVEL: |I'msorry. |'mjust
| ooki ng through ny notes real quickly.

CHAI RVAN Al BEL: Take your tine.

MR. TUVEL: In terns of again negative
criteria, have you perforned an analysis on the
i ghting?

THE WTNESS: No, not a quantitative
anal ysis, but obviously there was a | ot of
di scussi on about the |arge w ndow areas, the fact
that the northerly building will be lit up during
certain times when it's dark, so it does have an
i npact on the character of the residential zone,
an adverse i npact.

MR. TUVEL: Al right.

167
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Movi ng to your exhibit that you
i ntroduced.

THE WTNESS: Ckay.

MR, TUVEL: You have a bunch of photos
that you took, right?

THE WTNESS: As you know, when
testified, sone of themwere from Google and sone
were from you know, an early exhibit of the
appl i cant.

MR. TUVEL: So | just -- item nunber
seven is a Goggle Street View

Do you know when that street view was
t aken?

THE WTNESS: | believe within the | ast
two years, but | did drive dinton Street this
evening or earlier before the neeting, and it
accurately depicts the character of that skybridge.

MR. TUVEL: And where is -- what's
nunber eight, what's that?

THE WTNESS: Eight was an early
exhibit of your client.

MR. TUVEL: Were did you get that?

THE WTNESS: | believe it was -- it
may have been on the internet. |'mnot sure.

MR. TUVEL: The photos in nine and ten
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did you take those?

THE WTNESS: | did not take those.

MR. TUVEL: Do you know the dates of
t hose phot 0s?

THE WTNESS: | think they were taken
in April, if I recall correctly.

MR. TUVEL: Ckay.

But you did not take thenf

THE WTNESS: | did not take them

MR. TUVEL: Ckay.

M. Chairman, | have no further
questions for M. Steck at this tine.

CHAI RMAN Al BEL: Thank you.

MR. DAWER Can | have one question on
redirect, please, M. Chairnman?

MR. GALVIN. O course.

CHAl RMAN Al BEL: Sure.

MR. DWER  You testified that
currently the northern lot, which is residentially
zoned, is being used as surface parking, correct?

THE W TNESS: Yes.

MR. DAWER |Is that a permtted use in
t he zone?

THE WTNESS: It is not.

MR. DAWER  So Stevens is using that
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ot right nowin a way that's not permtted?

THE WIINESS: |'mnot sure --1 don't
know of any evidence that they secured a variance
for that use.

MR. DWER  Thank you.

MR. GALVIN: |'msorry.

CHAI RMAN Al BEL: Ckay. Board
menbers -- |I'msorry, go ahead.

MR. GALVIN. M. Dwyer, are you goi ng
to have ot her w tnesses?

MR. DWER No, M. Chairman. That is
the only w tness.

MR. GALVIN. Okay. |I'mjust asking.

CHAl RVAN Al BEL: Board nenbers?

M. G ana?

COW SSI ONER GRANA:  Thank you, M.
Steck, and thank you for your testinony.

| did have a few questions that | just
wanted to clarify. It was a |ot of information, and
| just wanted to make sure | understood it.

You referred to the Hoboken naster
pl an, pages 151 to 152, requiring appropriate uses
al ong the edge of the field.

Is it your testinony that this project

can qualify as an edge?
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THE W TNESS: Yes.

COW SSI ONER GRANA:  And is it your
testinony that this is or is not an appropriate use
for that edge?

THE WTNESS: This in ny opinion is
clearly on the edge because it is at the extrene
lot. It fronts on Hudson.

And in terns of this section -- this
section tal ks nore about the architecture, so | am
going to set aside the issue of the fact that use
isn't permtted, but I amgoing to answer your
guestion by saying scal e and coverage of the
building is contrary to this principle.

COW SSI ONER GRANA:  Ckay.

But you are not testifying whether or
not it is an appropriate use?

THE WTNESS: Well, in ny opinion, it
is not an appropriate use, but drawing attention to
Item9 in the master plan, that doesn't tal k about
the nature of the uses. It talks about the
character of the buil dings.

COWM SSI ONER GRANA:  Thank you.

| noticed that you nentioned regarding
t he skybridge, and that -- | just want to be sure

fromyour testinony that you believe that the Board
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shoul d view the skybridge through the | ens of the
zones in which you have -- you know, one-half of the
skybridge is in (E) and the other half is in R1

s it your testinony that we should
| ook at that skybridge through the lens of the
ordi nance, i.e., |lot coverage, height, setback --

THE WTNESS: There is no exception in
terms of -- see, what is kind of strange, you're
supposed to, when you have buil di ng coverage, you
know, you are allowed let's say 60 percent of the
| ot, so you build your building four stories high.

And t he ordi nance says, stop at the
front property line. You can be zero or ten feet
away when you're in the R 1 Zone.

The applicant is ignoring what happens.
You are supposed to stop and in a sense preserve
t hat open space that's in the public street
right-of-way.

This is a building now that one m ght
say it is a negative setback. You are supposed to
stop at the property line, and this goes past it.

Now, the answer is yes, the property
it's over is not owned by Stevens, but it's still in
the R-1(E), in that case the R 1 Zone on the

northern half. And so, in ny opinion, it's clearly
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eligible for site plan approval, and one has to nmake
sonme acknow edgenent that it is not a permtted use.
So the zoning is relevant, despite the fact that the
appl i cant doesn't own the property.

COW SSI ONER GRANA: Ckay. Thank you.

You nentioned that the Planning Board
when they tal ked about prohibiting future
skybri dges, they nentioned that the skybridge at
that tine at the Mdtown Garage connecting at that
time St. Mary's Hospital, is it your testinony that
t hat was okay, but that no future skybridges should
be al | owed?

THE WTNESS: Well, | will just read
that | ast sentence

COWM SSI ONER GRANA:  Ckay.

THE W TNESS: Al though this skywal k nmay
make sense for this particular |location, future
skywal ks in any other part of the city should be
prohibited as they detract fromthe
pedestrian-oriented nature of Hoboken, and are not
consistent with the city's character.

COWM SSI ONER GRANA: Do you know why
t hat skybridge was not appropriate for that
| ocati on?

THE WTNESS: | didn't | ook at any
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resolutions of approval, but | assuned that it was
one nmechanismto -- it mght be because the hospital
opens -- the hospital is open 24 hours a day, and
there are security issues.

| amnot sure that the same security
I ssues on Stevens canpus goi ng between one office
bui | di ng and one academ c buil ding to anot her.

So there clearly -- while | didn't see
the resolution, there may well be a rational basis
for that decision. But the other thought | had is
after the Planning Board saw it and realized the
visual inpact of it, they don't want it any nore.

COW SSI ONER GRANA:  Ckay. Thank you.

So the ten foot -- you testified to the
ten stories, 100 feet.

From a pl anner's perspective, would you
then recommend that -- | guess | will position the
guestion |ike that.

| think the client -- the applicant is
| ooki ng at connecting these two structures to
support the use. Do you believe froma planner's
perspective, it would be better to | ocate that
el sewhere on the canpus, and instead use an open
space or sone other part of the canpus and create a

vertical structure instead?
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THE WTNESS: Well, again, there is no
prohi bition of tearing down buil dings, so the answer
is -- and the applicant is tearing down the building
to create this so-call ed gateway.

Again, | look at the conposite of the
ordi nance as a reasonabl e bal ance.

They said be real careful when you get
next to residential uses, but we |like Stevens, and
we want you to try, and that's why we are giving you
a hundred feet and ten stories on the rest of the
canpus.

So there was a trade-off that is
inplicit in the zoning and the master plan, which
really suggests that if you want -- | nean, if
you're in a ten-story building, you don't have to go
outside to go fromFloor 6 to Floor 4, and you can
have comruni cation. You can do a lot of things in a
ten-story hundred foot tall building.

COWM SSI ONER GRANA:  Thank you.

CHAI RMAN Al BEL: M. Cohen?

COW SSI ONER COHEN: M. Steck, you
testified that one of the problens with the
pedestrian bridge was that it elimnates pedestrian
traffic. |Is that correct?

THE W TNESS: That is what the naster
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pl an says.

COWMWM SSI ONER COHEN:  Isn't it the case
that a | ot of the neighbors wanted to reduce the
pedestrian traffic on Hudson Street by having the
orientation that the building facing Hudson Street
turn into Sixth Street and not have it be so active
on Hudson Street?

THE WII NESS: Their personal wi shes, in
my opinion -- don't enter into ny opinion. | am
listening to the public policy of the master plan.

The residents mght say, "Wuldn't it
be nice to have sone apartnent buildings that are in
the correct height and the correct building colors
across the street,” and the answer is yes. But ny
job here is to analyze the public policy statenents
because that is relevant to the negative criteria,
and their personal preferences don't enter into ny
opi ni on.

COWM SSI ONER COHEN:  But isn't the idea
of being gentle on the edges of the academ c canpus
to the residential canpus to mnimze the inpact of
t he student body and the student activity on the
residents that are neighboring the property?

THE WTNESS: Well, that's probably --

that would be a rational basis for why they don't
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want big classroons within a hundred feet of the

resi denti al area.

traffic. You'

hundred feet.

COW SSI ONER COHEN:

re supposed to be back at |east

traffic wthin the buildings, rather than on t

Bi g cl assroons produce a | ot of

a

he

si dewal k, when you are tal ki ng about students that

are noi sy, that are possibly disruptive to people

who are living in the residential communities

t hat

are bordering the nei ghborhood, wouldn't that be a

benefit?

THE WTNESS: Stevens is there, and

whether this i

s built or not, the answer is there

are going to be students wal ki ng down that street,

because as you know fromearlier testinony, despite

the fact that there mght be an off-site shuttle,

there m ght be the Babbi o parking garage, al

of

this, the answer is students are going to | ook for

conveni ent parking, and if

that i s where

they are going to find it, so |

it is atertiary issue.

St udent s have
cars, and that

i nescapabl e.

Stevens has a right to operate.

it's on Hudson Street,

t hi nk

a way of wal king, rather than using

is part of the environnent that

is

177

So woul dn't havi ng
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But the point -- the issue with the
skybridge, and again, it is not ny personal view,
and it's the viewof ny clients, it is the view of
the Pl anning Board, they said it is out of
character, which I think it is, and it discourages
on-street pedestrian traffic, which it does.

COWM SSI ONER COHEN:  But they said to
mnimze it, not to elimnate it, correct?

THE WTNESS: Now, |let me see what it
sai d.

COWM SSI ONER COHEN:  Ckay.

THE WTNESS: They detract fromthe
pedestrian-oriented nature of Hoboken, skybridges
detract fromit, so they |essen the anount of
pedestrian traffic.

COWM SSI ONER COHEN:  Now, let ne see if
| understand what you said, that the height of the
Uni on C ub buil ding, where your clients are | ocated,
which is directly across the street fromthe
building that's proposed is irrelevant to the Zoning
Board with respect to the nature of --

THE WTNESS: Yes. That's not the
characteristic -- that building is taller than nost
of the other residential buildings on the west side.

You know, | have clients that |
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represent, but ny opinion is not based on their
personal circunstances. | know the applicant's
attorney is saying, isn't that, you know, |ot the
sane size.

That's irrelevant. | am/l ooking at the
public policies, and they apply whether ny clients
are in a four-story building or a seven-story
bui | di ng.

COW SSI ONER COHEN:  Right. But |
mean, froma planni ng perspective, isn't it rel evant
to | ook at your nei ghbors across the street when
you' re determ ning whether it's reasonabl e or
appropri ate when | ooki ng at the nei ghborhood whet her
sonething is being built --

THE WTNESS: One variance --

COW SSI ONER COHEN:  -- let ne just
finish ny question -- when you are | ooking at the
scal e, because you are conpl ai ni ng about the scale
of this, and you're objecting to the scale of this,
but isn't it in fact relevant to | ook at the
properties imediately across the street, both to
the west and to the north, which are consistent with
what is there now, that they are | ooking to
approxi mte what is going on there now?

| nmean, your testinony is that it is
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irrel evant what the height of the Union Cub is,

and | am having difficulty understanding how that is
irrelevant, when we are | ooking to see whether a
project is appropriate for a community where it's
bei ng proposed.

THE WTNESS: First of all, one
vari ance doesn't beget another variance. Then you
woul d -- you mght as well not have any nunber.

The answer is: The property as you go
north on the east side of Hudson Street, those
residential buildings are | ower than 65 feet, so
that's out of character.

Yes, there is one taller building, but
if you |l ook at what the planners had in m nd when
they were analyzing, and you | ook at the top of page
3 of ny Exhibit N1, you will see that the buil dings
tend to be taller south of Sixth Street and east of
Hudson, but the vast majority of buildings on the
west side of Hudson are in the three to 4.5 story
category, and again, those are residential stories,
soit is clear that the predom nant pattern is
lower, in nmy opinion, than 65 feet.

COW SSI ONER COHEN:  Just one ot her
thing. | think you clarified this on cross

exam nation, but when you were tal ki ng about the



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Peter C. Steck 181

sight lines of Sixth Avenue to the skyline, isn't it
a fact that based on the scale of the el evation
goi ng upwards on Si xth Avenue as you go towards New
York Cty, that there is no skyline view | ooking
down the corridor of Sixth Street?

THE WTNESS: |If you are at pedestrian
| evel, that is correct.

But, again, the character of Hoboken is
a grid system It's very inportant to Hoboken
Whet her you can see the skyline or not, there are
ti mes when you can see it.

There is, you know, the light, air and
open space that is in tandemw th a corridor view
Again, people that live in stories above the first
story get to take advantage of that view corridor.

COW SSI ONER COHEN: Thank you.

CHAI RMAN Al BEL: Anybody el se, Board
menber s?

COWM SSI ONER GRANA: | have just an
add- on questi on.

Ch, go ahead, Frank

MR. DE GRIM Ckay.

The -- back to pages 151 and 152 of the
master plan with regard to appropriate uses, you had

al ready di scussed that apparently, you know, mnade
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clear that a bar is an appropriate use, but is a
fraternity or a sorority house an appropriate use?

THE WITNESS: Not in an R-1 Zone --

COW SSIONER DE GRIM  No. Ckay.

THE WTNESS: -- because an R-1 Zone
doesn't -- did not permt university uses.

COMWM SSIONER DE GRIM That is a
residential use --

THE WTNESS: If it's used
residentially, then it's fine. But if it's
associated with -- the answer is: If there is a
building there, that is residentially used in
accordance with the R-1 Zone, you know, | can't mnake
a distinction whether if sonebody wears G eek
letters on their sweatshirt or not doesn't nake any
di fference to ne.

But if it becones a, you know, part of
t he canpus for whatever reason, it mght indeed
becanme a prohibited use.

COM SSIONER DE GRIM Wth regard to
t he pedestrian skywal k i ssue and t he
pedestrian-oriented nature of Hoboken that is stated
here, what is to be gained by requiring faculty and
students to wal k down three or four floors, go

across the street, go back up three or four floors?
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| s that a pedestrian-oriented Hoboken?

(Laught er)

THE WTNESS:. It puts |less people on
the street, and | guess it encourages faculty
menbers and students to interrelate with people that
are not necessarily in their sane areas of
expertise. That's part of -- Hoboken is a
pedestrian-oriented municipality. It treasures the
life on a sidewal k.

This has an inpact for two reasons, and
it's stated in the master plan. It is out of
character.

Now, after the Planning Board saw the
bridge across Cinton Street, they said, we don't
want another one in the city. That is what the
Pl anni ng Board sai d.

It didn't say, you know, if you wear

whatever -- if you're -- if you're -- if you're a
student, it doesn't -- it doesn't -- you get an
exception. It doesn't say that.

It says we don't want to see anot her
one in the city, and this happens to be over public
property, that the public has a right to access, and
it has a right to that view corridor.

Again, | just invite you to think of
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Hoboken, if you didn't have the open spaces of the
grid system you woul d have no open space in the
city.

COW SSI ONER DE GRIM But you talk
about the people in the street interacting with each
other. That is exactly what the skybridge provides,
that the sanme students and faculty that you have
interacting on the street can interact on the
skybridge. Isn't that --

THE WTNESS: Well, the difference is
that the public street is available for all, whether
it's a student or not a student, whether it's a
mai nt enance wor ker, whether it's -- all of those
people interrelate on the street. Those people
don't interrelate when you're on the third fl oor of
a building and on a skybri dge.

You know, if this were all -- if this
were all one piece of property, you know, it is nice
not to |l eave the building when it's raining, but the
answer is: This is public property, and it's --
it's because of the nature of Hoboken and how it
grew up. Thanks to Col onel Stevens, this is a
val uabl e part of the open space.

COW SSI ONER DE GRIM | have no

further questions.
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CHAl RVAN Al BEL: M. G ana?

COW SSI ONER GRANA: | have just one
nore question. | think it follows up on
Conmi ssi oner Cohen's coments, and | think it al so
came up on cross, which is: There is no view from
the corner of Sixth and Hudson to the New York City
skyline, but it is in fact a concern about the
skybridge that it inpacts the view shed of a public
right-of-way, is that correct?

THE W TNESS: Yes.

COWM SSI ONER GRANA: | am | ooki ng at
the exhibit in the front, and |I guess it's page one,
and I'm 1l ooking inside of this red line, the first
red line, where there's ten stories or a hundred
feet permtted.

THE WI'I NESS:  Yes.

COW SSI ONER GRANA:  The applicant has
testified that the ideal scenario is to have this --
is to have a building be located in what they cal
t heir academ c core.

So if we were to | ook inside of that
academ c core area, inside of that area, if we were
erect a ten-story building in that area, woul d that
have an inpact to anybody el se in Hoboken in terns

of a view shed?
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THE WTNESS: Hum it wouldn't affect
the view corridor, because as you know, the |and
drops of f considerably when you get to the eastern
end of Sixth Street.

And the answer is sonebody will see a
building that is ten stories tall, but there was a
j udgnment made by the policynakers that that is -- we
will give that benefit to Hoboken just to be to
Stevens -- we'll give themthat benefit because we
want themto grow and thrive, but we realize that it
has a negative inpact on the residential area.

So you just can't do a tall building
when you're on the perineter of the canpus near a
residential zone.

There's sone nunicipalities that say
when you' re al ong, you know, the edge of the
Pal i sades, you know, we want you to stay below the
tree line, a lot of controversy up in Engl ewood
Ciffs with a tall building there. But the answer
is: There was a policy conprom se here. The policy
was: W don't want Stevens to expand into
residential areas.

And, again, the governing body
consci ously anended the zoning ordi nance to correct

an error in the map. They clearly knew that this
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property was going to be in a residential zone.

They clearly knew that. And -- but the conpensating
feature is, there is no -- there nmay be sone

redevel opnent zones, but there's no other zone that

| know of in Hoboken that allows ten-story, hundred
foot tall buildings. That is -- that is the break

t hey gave, the conpensating break they gave to

St evens.

COW SSI ONER GRANA:  Fair enough.

Wuld it be fair to say, though, that
if aten-story structure were erected in that area,
that it would be highly visible fromother parts of
the city?

THE WTNESS: It would be visible, but
presumably it would not be in the public
right-of-way. It would be on private property.

COWM SSI ONER GRANA:  Thank you.

CHAI RVAN Al BEL:  Prof essi onal s,
anything for the w tness?

kay. Gve it to the public, right?

MR. GALVIN:.  Yes.

CHAI RVAN Al BEL: W're going to open it
up to the public now for questions.

Pl ease cone forward.

A VO CE: Thank you.
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Can | speak?

MR. GALVIN  You're not speaking.
You' re asking questions of this w tness.

A VO CE: Onh, okay.

(Everyone tal king at once.)

MR. GALVIN:.  No, no, no. Don't do
t hat .

A VOCE Can | do that?

MR. GALVIN. If we are going to end
this witness any second, and we're going to open to
the public and try to get sone public comrent, why
take up tine asking --

(Everyone tal king at once.)

A VOCE Ckay. I'll wait.

MR, GALVIN. -- but if you have a bona
fide question, by all neans, ask it.

M5. NASON: Ckay. There is one
guestion I'd like to ask you.

THE REPORTER  What is your nanme?

M5. NASON Karen Nason, N-a-s-o0-n.

188

You spoke about that there were no nore

proper ways to build a bridge after the hospital was

built. |s that correct?
THE WTNESS: No. | said the naster

plan policy was that that was a special situation,
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and the Planning Board in terns of recomendi ng

zoning said, we don't want to see any nore

skybri dges across public rights-of-way.

bri dge connecting to a residenti al

M5. NASON:  Ckay.

So when the Monroe Center

be the benefit for that bridge?

street?

" mjust curious.

THE WTNESS: Was it over a public

M5. NASON:  Wel |,

Monroe i s not.

Monroe woul d be a public street, correct?

(Board nenbers tal king at once.)

M5. NASON: It's

But there is -- t

not ? Ckay.

hen -- then we are

saying that that bridge that was built has no

rel evance to your --

THE WTNESS: The -- the policy

statement has to do with --

M5. NASON:  --

"mjust asking.

THE WTNESS: -- with a skybridge

over a public street.

W t ness.

M5. NASON:  Ckay.

CHAI RVAN Al BEL:

Thank you.

Questions for the

built that

area, what woul d

it

189

S
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MR. GALVIN. Seei ng none.

COW SSI ONER COHEN:  Motion to cl ose
public portion --

CHAI RMAN Al BEL: There's a gentl eman
t here.

COW SSI ONER COHEN: -- hang on.

MR. SNYDER: Richard Snyder
S-n-y-d-e-r.

You are professional planner by
t rai ni ng?

THE W TNESS:  Yes.

MR. SNYDER: So you have taken the
hi story of urban planning, particularly North
Anmerica as part of your education, going back al
the way to coll ege?

But here, the question is --

THE WTNESS: | have a graduate degree

but | actually have a history course in --

MR. SNYDER: -- but | know that you

have comon sense because you nentioned it earlier,

so --
(Laught er)
-- in the old days when Col onel John
Stevens | aid out Hoboken, woul d you agree that he

used a grid systemto easily subdivide various

190
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tracts of land for sale, is that a --

THE WTNESS: As did Manhattan.

MR. SNYDER: (kay. Yes.

Okay. So knowi ng that to be
potentially a fact in his notive, do you think that
creating view corridors to New York was part of that
obj ective?

THE WTNESS: | think that -- first of
all, I wasn't there.

(Laught er)

MR. GALVIN. There are conflicting
reports on that.

(Laught er)

MR. SNYDER: The question -- the
question really is an inportant one because we
tal ked about the public realmand the city grid.

| guess the question is really: Do you
believe that the city streets are the primary open
space for Hoboken, and was that the objective from
t he very begi nni ng?

THE WTNESS: | can't answer whether it
was an objective fromthe very beginning, but | can
tell you it's an essential part of the fabric for
Hoboken as it is for Manhattan.

MR. SNYDER: It is. It is. And |I'm
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al so trained as a professional planner, so | agree
with that statenent.

But | thought that open spaces
t hensel ves are nore |ike -- open spaces that were
provi ded - -

THE WTNESS: Well, but the character
as you know, the standards in the R-1 Zone basically
| ook at a donut, where the buildings abut all of the
public rights-of-way, and the only open space that's
left is kind of in the center of the donut of the
bl ock, which is not available to the public. So I
am saying that, yes, there are public parks, but
those streets are, in ny opinion, crucial to the
character of Hoboken.

MR. SNYDER: kay. Two nore questions.

One is: As part of one of the
variances, | think you nmentioned is the D vari ance,
you characterized the potential for classroom spaces
in the new buildings as being potentially 15 square
foot per person, so --

THE WTNESS: | -- the -- there are --
the floor plan shows classroons in the range of --

MR. SNYDER. D d they give the
densities and occupanci es?

THE WTNESS: -- no. But |'mjust
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saying that ny recollection is the building code,
where you have just chairs, novable chairs, it is
one person per seven square feet. Chairs and tables
i's one person per 15 square feet. Under either
scenari o, there are classroons there that
accommodat es nore than 100 peopl e.

MR. SNYDER: But are you an architect
by training?

THE W TNESS: No.

MR. SNYDER: (Ckay. | amalso, so
have two degrees.

(Laught er)

But what the question I'mreally going
tois: Are you under testinony speculating on the
potential density of this building wthout having a
prof essional architect | ook at what the | ayout is,
because you nentioned you hadn't actually seen the
floor plans --

THE WTNESS: No. | did see the floor
pl ans - -

MR. SNYDER. -- you did see the floor
pl ans?

THE WTNESS: Yeah. But there is no
| ayout of seats. There's just square footage, and

it is the burden of the applicant, not ne, to
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denonstrate conpliance with the code, and the
applicant sinply did not address the occupancy of
t hose | arge cl assroom spaces.

MR. SNYDER. (Okay. That's a great
poi nt .

But woul d you characterize your

194

statenment as being partially specul ati ve because you

don't know?

MR. GALVIN. You don't have to answer
t hat .

THE WTNESS: | choose not to answer
t hat .

MR. SNYDER: (Okay. And then the
third -- the third questionis, it's kind of a big
picture, and | didn't have the privilege of reading
your exhibit, but the zoning plan that you were
referring to is the governing docunment, | am
assum ng, for Hoboken?

THE WTNESS: The zone plan is the
foundation for the zoning ordinance, and it is the
docunent that you neasure whether the negative
criteria have been satisfi ed.

MR. SNYDER: (Ckay. And it's the
gover ni ng docunent in place right now?

THE WTNESS: Well, it is not a
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governi ng docunment in terns of |legislation, but it's
the official policy docunent.

MR. SNYDER: (kay.

So all of the decisions that are nade
here are based upon that because you are putting a
| ot of enphasis on this docunentation. You' ve
tal ked about the plan, and you've tal ked about --

THE WTNESS: | amdoing that because
here is a situation, where the master plan of 2004
is really consistent with the zoni ng ordi nance,
whi ch strengthens the zoni ng ordi nance, and when you
are going to break sonme of the rules in the zoning
ordi nance, the only way you can do that w thout
substantial detrinent is to address the policy
i ssues and the plan, and | don't think the applicant
met this burden.

MR. SNYDER: | agree. | understand.

It is from2004, correct, so it's
al ready 11 years ol d.

If there was -- if there was an
applicant that needed relief and had a devel opnent
pl an, what is the vehicle for obtaining relief?

THE WTNESS: Well, it depends upon the
nature of the relief. 1It's a variance fromeither

the Pl anning Board --
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MR. SNYDER: The case that is in front
of the Zoning Board --

MR. DWER M. Chairman -- M.
Chairman, | object. | think we wandered far off
fromwhat M. Steck testified.

MR. SNYDER: The question was nerely if
sonebody |i ke Stevens wanted relief, and we heard a
| ot of testinony based on how these rules are in
pl ace to kind of guide the devel opnent, but if an
applicant wanted relief, what is the vehicle for
doi ng that?

MR. GALVIN. They go for a variance.
That's what they're here for.

MR. SNYDER: That's what we're here
for, exactly.

THE WTNESS: Well, the other thing

wanted to --

MR. SNYDER: That was ny question

THE WTNESS: -- the one that | wanted
to -- you were kind of saying the master plan is 11

years old. Keep in mnd in 2010, there was a
Reexam nati on Report, where there was an opportunity
to say are changes needed in the zone, and the only
change that was referenced was the fact that they

wanted it rather than an overlay, to be a solid
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zone, and they wanted to correct the zoning map, so
as late as 2010, those policies in 2004 were
reaf firnmed.

MR. SNYDER: Thank you.

CHAI RVAN Al BEL: Ckay. Cone forward.

M5. ONDREJKA: Mary Ondrejka, 159 9th
Street. That's On-d-r-e-j-k-a.

You stressed several tines the
character of this towm. The bridge did not appear
to be a character of Hoboken, correct?

THE W TNESS: Yes.

M5. ONDREJKA: Does Stevens as an
institution fall into the sane category as the
br ownst ones and row houses of this town?

THE WTNESS: | amnot sure
under stand your question.

M5. ONDREJKA: Well, it's sort of |ike
appl es and oranges.

THE WTNESS: Well, it is apples and
oranges, but the master plan recognized that Stevens
was there, and --

M5. ONDREJKA: That's correct.

THE WTNESS: -- so it is as valuable
in one sense as are the brownstone townhouses, but

when you may have dissimlar uses, there is often
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friction between them and the nmaster plan sought to
establish policies to mnimze that friction.

M5. ONDREJKA: | understand that, but
nmy understanding, too, is we all know Stevens was
here first --

(Laught er)

-- so therefore, they created their
school in the pattern they did, and the town cane
later, so | would think that there could be
exceptions to this character of the town since as
if -- if youlived in this town -- do you live in
this town?

THE WTNESS: | do not.

M5. ONDREJKA: (Okay. Have you wal ked
around the town?

THE W TNESS: Yes, not every street.

M5. ONDREJKA: (Okay. That's fine.

There are many nonconform ng buil di ngs
that are constructed to this day that do not conform
to the character of this town.

THE WTNESS: Well, you have to | ook at
t he character by zone, because obvi ously Washi ngton
Street is different than sone other streets, but the
master plan recognizes that. That's it is divided

into land use districts. So Hoboken has different
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characters, and the nmaster plan sought to define
those by districts.

M5. ONDREJKA: But --

MR. GALVIN Quys --

M5. ONDREJKA: -- okay --

MR. GALVIN. -- guys, listen. | want
totry to give the public an opportunity --

M5. ONDREJKA: -- | understand. |
under st and.

MR. GALVIN. -- we are going hone at
some point --

(Laught er)

M5. ONDREJKA: | hope so.

MR. GALVIN. -- okay, and a | ot sooner
t han everyone i s maybe thinking.

So let's stay -- let's ask M. Steck a
guestion that would do sonething that woul d nove the
ball for the Board.

M5. ONDREJKA: | understand that.

| just wanted to understand your
analysis of rating Stevens on the sane |evel of the
exi sting town.

You seemto feel it still follows under
all of the same rules.

THE WTNESS: There is not a uniform
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rule for everything, that the rules apply for a
district.

M5. ONDREJKA: | would think so.

Thank you.

MR. GALVIN.  Sorry about that. Thanks.

MR. TUVEL: | just have one follow up
based on sonething he said --

MR. GALVIN. Really? Ckay.

(Laught er)

COW SSI ONER DE GRI M | have one

questi on.
MR. GALVIN. Go ahead, M. De Gim
COMWM SSIONER DE GRIM I 'm sorry.
MR. GALVIN:  No, no. Go ahead. Ask
hi m

COWMWM SSI ONER DE GRIM Referring to Ms.
Nason's question about the skybridge at the Monroe
Center, you distinguished it as not being over a
street.

In this paragraph that you put in your
exhibit, it doesn't say anything about whether or
not a skywalk is over a street or not, does it?

THE WTNESS: It doesn't, but obviously
by referencing a specific skybridge, it was over a

public street.
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COW SSI ONER DE GRIM That one was,
but it says: "Future skywal ks in any other part of
the city," and it goes on with the
pedestrian-oriented nature of Hoboken. It doesn't
say anything about a street, does it?

THE WTNESS: Well, | think when you
tal k about the pedestrian-oriented nature, that in
my mnd are the sidewal ks in public streets.

COW SSIONER DE GRIM Ckay.

But either -- it doesn't say anything
about a skywal k having to be over a street or not
over a street.

THE WTNESS: It does not have those
exact words, but | think the neaning of the
paragraph is clear, that it's strung fromthat
specific structure.

COW SSI ONER DE GRIM  Thank you.

MR. TUVEL: | don't have a question
because that was ny question, that there was no
difference between a public right-of-way and a
skywal k and a regul ar street --

MR. GALVIN. Ckay. Awesone.

COW SSI ONER COHEN:  Mbtion to cl ose
public portion for this wtness.

COW SSI ONER MC ANUFF:  Second.
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CHAI RVAN Al BEL: Al in favor?

(Al'l Board nenbers voted in the
affirmative)

(Board nenbers confer.)

MR. GALVIN: What is the Board's
pl easur e?

If it were up to ne, | would say let's
try to push forward. That is why | have been trying
so hard to get you guys to like -- | didn't want to
[imt your questions, but |I wanted to --

COW SSI ONER FI SHER®  Maybe we can ask
t hem how | ong peopl e want to stay.

CHAI RMAN Al BEL: Yes. Let ne see by a
show of hands who would Iike to speak?

Okay. W have nore than twenty m nutes
of comment, 1 think.

UNI DENTI FI ED VO CE: Do you have a
m nute clock for the --

MR. GALVIN. W're not going to do
that. 1'mnot going to do that.

UNI DENTI FI ED VO CE:  |' mjust asking.

MR. GALVIN. Listen, listen, here is
what | am hoping. | am hoping that you have
intelligent remarks to make either for or against,

that you will make thembriefly, that you won't be
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overly redundant. |If it gets redundant, we don't
vot e based on the nunber of people in the roomfor
or agai nst the application.

But if you have intelligent things that
we coul d | earn about the negative inpacts, or |learn
about how the buil ding | ooks good or doesn't | ook
good, we would want that, and | think you will take
less tinme than you think you wll.

CHAl RVAN Al BEL: Do you want to go
anot her 15 m nutes?

(Board nenbers confer.)

MR. GALVIN. The only other thing |
would say if we do start, and you talk tonight, then
that is your one tinme. There won't be twosies on
this case. So you get up and you talk, and then
you' re done.

CHAl RVAN Al BEL: Ckay. |'ll make an
enpirical decision that we are going to return and
start the public portion at our next neeting.

MR. GALVIN. kay.

CHAI RVAN Al BEL: When is that, Pat? Do
we have a date?

M5. CARCONE: Well, we spoke about
Novenber 17th possibly neeting at --

CHAI RVAN Al BEL:  6: 30.
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M5. CARCONE: -- at six or 6:30, and |
got a couple of responses from Board nenbers. |
didn't know if everybody was okay with that date,
if we had a quorum

CHAI RVAN AIBEL: We will get a quorum

COW SSIONER DE GRIM Can we nake it
6: 307

MR. GALVIN. | want to hear fromthe
at t or neys.

M. Dwyer, and, M. Tuvel, conme on up.
Let's tal k about it.

MR. DAWER M. Chairman, ny clients
are not going to be here on the 17th, although | am
able to be here. | would ask if it's going to be
hel d on that date, if you could give them an
opportunity tonight to give their public comment
tonight, it would be brief.

CHAI RVMAN Al BEL: Do you have an
obj ecti on?

MR. TUVEL: Your clients would be able
to speak, and then we'll carry the rest of it?

CHAI RVAN Al BEL: Correct.

MR. TUVEL: Yeah, that's fine.

MR. GALVIN. Al right. No problem

CHAI RVAN Al BEL: So cone on up and get
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sworn in.

(Board nmenbers confer)

CHAI RMAN Al BEL: Sir, state your nane
and address for the record, please.

MR. SOBEL: M nane is Scott Sobel
S-0-b-e-1, and | live at 600 Hudson Street.

UNI DENTI FI ED VO CE: Can you speak a
little | ouder?

Thank you.

MR. SOBEL: Wien | noved to Hoboken and
invested in a home at the Union Cub, | relied on
Hoboken havi ng a system of governnent that enforces
the laws of the city.

| am here tonight to ask that our
witten zoning | aws be enforced. Stevens, of
course, has full right to build on their property.
However, ownership of property everywhere cones with
zoning | aws, and Stevens shoul d not be exenpt from
t hose | aws.

Stevens is legally considered to be
i nherently beneficial. They need not nake a
positive case for the use variance on the north | ot.
However, that didn't stop them from bringi ng up
certain points that they feel helped their case. At

the very |l east, we consider the full neanings of
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t hese points of their own testinony.

You have heard Stevens testify that
even if this project is conpleted, their overal
canpus | ot coverage will still be bel ow 25 percent.
Clearly, this is a canpus with plenty of roomto
expand within its boundari es.

You have seen a map presented by
Stevens showing that there are four dormtories in
the south end of their canpus that they considered
to be their core academ c canpus. All of these
could be noved to their residential north end of the
canpus, organi zing the canpus by building function
i's inportant.

All of these are on property zoned for
educational use. Each of these sites would all ow
for educational buildings wthout any use vari ances.
The site of the dornms just behind the north ot for
this project could easily be the |ocation of the
north building of this new conplex, or even the
entire new conplex with no need for a bridge.

So why is Stevens so adamant about
building at this |location, despite the residential
zoning of the north lot?

According to a "Hudson Reporter™

article from Cctober 2014, "Stevens enphasi zes that
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there is no other place on canpus to build a
structure like the Academ c Gateway while
mai ntaining its attractive, sylvan character."

Let's take a nmonent to let this sink
in. The administrators of Stevens are stating that
this project for the primary benefit of Stevens is
not inportant enough to nmake any change to the
woodsy character of their canpus.

And yet, the same adm nistrators are
insisting that this project is so critical that we,
the tax paying residents of Hoboken, sacrifice the
residential character of our nei ghborhood by
all ow ng a huge institutional building on |and
explicitly and repeatedly stated to be zoned
residenti al .

Why sacrifice our nei ghborhood for a
project that is too uninportant for Stevens -- to
Stevens for themto work within their own canpus?

Anot her argunent nmade for this |ocation
is the proximty to the Babbio Center. | tinmed the
wal k fromthe north lot to the Babbio and the wal k
fromthe Babbio to the parking | ot behind the Howe
Center. At a deliberately slow pace, the wal ks are
one and four m nutes respectively, a savings of just

t hr ee m nut es. | amnore than twice as old as nost
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of the students, many of whom were passing ne when |
timed the wal k.

If this mnuscule difference is too
great, they could put a |large dormnext to the Howe
Center to replace one or two of the dornms in the
core academ c canpus and then build even closer to
t he Babbi o Center.

| see no reason that we, the close
nei ghbors of Stevens, should nmake all of the
sacrifice for a project in which we, the closest
residents, will see none of the benefit. Stevens
does not seemto consider the project worthy of even
the slightest sacrifice on their part.

There has been a perception that
Stevens has worked with the community on this, but
we now have an inkling of the kind of negotiations
that took place with the Hudson Street Alliance and
Adri enne Choma, in particular. M. Choma has
recently accepted the position of Entrepreneur in
Resi dence at Stevens --

MR. GALVIN. Wait, wait, wait, wait,
wait .

You got to stay on the -- we are not
going to do political stuff. You got to stay on the

case. You can talk against the project, but | don't
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know anyt hi ng about alliances. W don't -- we
don't -- you know - -

MR. SOBEL: They tal ked about the way
they worked with the community. This is how they
worked wth the comunity --

MR. GALVIN. -- | think you have to --
| got to ask you to be responsible --

MR. SOBEL: -- oh, so | can't bring up
a conflict of interest?

MR. GALVIN. -- bringing up --
listen -- on this Board?

MR. SOBEL: No.

MR. GALVIN. Ckay. But | am saying
this is not the appropriate forumfor that. You can
make that allegation, if M. Dwer wants to make
sonme anot her point here, but | think we have to be
consi der at e.

| don't know the person's nane you j ust
mentioned. | don't know who they are, so | don't
know why that is relative to a Zoning Board hearing

MR. DWER Well, M. Chairman, | think
what nmy client is trying to get across is that there
apparently was an enpl oynent opportunity offered to
sonebody who once was negotiating about this

proj ect --
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MR. GALVIN. But |I'msaying -- | got --
you can make an all egation that sone of the people
that are saying they're working with Stevens are
working with Stevens because they got a benefit, but
| don't want to hear people's nanes. | don't want
to get into all of the intricate details of those
connecti ons.

| don't think it has any rel evance, and
you may be treating sonebody unfairly, who may then
need to defend thenselves, and this isn't the
appropriate forumfor that.

MR. SOBEL: Ckay.

Exam ning the result of the
negotiations with the community, Stevens gave up
absolutely nothing that they actually have the right
to build.

Further, their current design is just
five percent smaller than the original design at a
bit under 80,000 -- 88,000 feet now -- 89,000 feet
instead of the 94,000 feet. Wen talking about
density and land use, this is insignificant.

Regardi ng their current proposal,
bel i eve each new proposal nust be treated as if it
were the first such proposal. W need to consider

this proposal for an enornous two-w ng conpl ex that
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is nore than 60 percent taller than the zoning | aws
allowed on its owmn nerit, not by conparison of
havi ng been first scared with an even nore

unr easonabl e proposal for a 93 foot tall conpl ex.
This smaller edifice still conpletely obliterates
numer ous exi sting zoning laws and still puts an
institutional building on residential |and.

Consi dering the highly controversi al
skybridge, the |l and over which this still nassive
two-story bridge will be suspended belongs to the
Cty of Hoboken. Stevens has no right to abscond
with our land and air space. This land grab is so
unconsci onabl e, there is not even a variance type
for which to ask the Zoning Board. There is,
however, specific nmention in the master plan that no
such structures are to be all owed because they,
guote, are not consistent wth the city's character
a phrase Ms. MKenzie chose to ignore.

Stevens' adm nistrators have deep
pockets and a | ot of nuscle, but they do not have
the law on their side in this. The negative inpact
on the community is just too enornpbus to ignore
despite the use being inherently beneficial.

| ask that the Zoning Board uphold our

| aws and protect the taxpayers of Hoboken. Pl ease
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powerful tranpling on ordinary citizens.

Thank you.

CHAI RVAN Al BEL: Thank you.

MR. SOBEL: Thank you for letting ne
speak tonight.

MR. GALVIN. Oh, no problem | am
sorry. | didn't nean to interrupt you, but | think
| did the right thing.

MR. SOBEL: Under st ood.

M5. SOBEL: H. M nane is Ala,
A-1-1-a, Sobel, S-o0-b-e-I.

MR. GALVIN. You got to 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?

M5. SOBEL: | do.

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

M5. SOBEL: Alla, A-l-lI-a, Sobel,
S-0-b-e-1. | live at 600 Hudson Street.

MR. GALVIN. Is this going to be
materially different than what your husband j ust

testified to?

212
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M5. SOBEL: Yes. Yes, it is.

MR. GALVIN. kay. o ahead.

M5. SOBEL: | amhere to ask you to
deny this application. The nunber and extent of
zoni ng variances that Stevens needs for this project
in and of itself denonstrates how i nappropriate this
project is for this location. The worst to ne is
the land use variance, and that is what | want to
address tonight.

Stevens has nmade | ots of argunents for
why they need and want this project here. They can
al so get clearly lots of students and faculty to
speak on their behalf, but all of that, at nost,
goes to the positive requirenents of the Sica
bal anci ng test which has al ready been net.

| believe the key question in front of
you is the negative requirenent. The first part
asks you to |l ook at whether there is a significant
i npact to the zoning |aws and master plan.

Ms. McKenzie testified, quote: W nmay
not adhere to the letter of the ordinance, but the
spirit of the ordinance and the spirit of master
pl an, end quote.

Wiy in the world would you infer sone

spirit and ignore actual wording?
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The zoning ordi nance and master plan
are not vague docunents that require interpretation
The ordi nance clearly states this is residential,
and when an error was nmade on the R-1(E) overl ay,
the city council corrected it. And during that
correction, Stevens did not object in any way.

The master plan states, quote: For
edges along a street, require uses and buil ding
design simlar in character to existing
devel opnents, end quot e.

That statenent alone could potentially
be a bit vague and up to interpretation. And the
authors of the master plan realized that and nade
sure there was no doubt in what they neant. So they
added i n parent heses, quote, rowhouse-type
residential devel opnment on the east side of Hudson
Street, end quote. Exactly here, the master plan
could not be any clearer.

A huge classroombuilding is the
furthest you can get from rowhouse-type residential
devel opnent. This so clearly violates both the
ordi nance and the master pl an.

The second part of the negative
requi rement asks you to judge the inpact to the

public. It is clear fromprior neetings that sone
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people are in favor of this project, but | want to
poi nt out that they do not live at this corner.
Perhaps they will wal k by occasionally spending a
m nute or two | ooking at this conpl ex.

When considering the inpact to the
public, | ask that you consider what will happen to
those living at this corner. As soneone who |ives
in the Union Club with windows facing Hudson Street,
| will be looking at this all day every day. | want
totell you why this will destroy ny quality of
life.

Ri ght now when | | ook out ny living
roomw ndows, | amon a residential street. M.
McKenzi e stated that the view of the new buil ding
will sinmply block the view of existing buildings,
inplying that there is no difference, but that is
not true fromny perspective.

The existing dormtory behind the
parking lot, while being an educational building,
| ooks residential with small w ndows and has the
activity of residences. And the distance fromny
honme to that dormis nmuch further away than the new
bui l ding woul d be. That distance is the difference
between living next to a college canpus and |iving

on a col |l ege canpus.
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Fol | om ng the zoning | aw and naster
pl an, the parking | ot should be brownstones
continuing the line of brownstones north of there.
Perhaps three could be built. |If those are not even
kept as single-famly hones, but are divided into
four apartnments each, that would be just 12 hones
across fromne. Through normal brownstone w ndows,
| would see a person or two wal k by soneti nes.
| would see residential activity and continue to
live in a residential neighborhood.

But this project wll put an enornous
cl assroom building with up to 150 people right in
front of me. The classroons will be on display on
Hudson Street, conpletely open through that center
wal | of glass. Across the narrowest section of
Hudson Street, | will be subjected to the commopti on
of classroons with throngs of students rushing in
and out all day long fromearly norning until late
at night. Every tine | glance out ny w ndows, |
will be on a college canpus.

Pl ease ask yourselves: Wuld you want
to live like that?

Wul d that be a negative inpact to your
quality of life?

So what options do | have?



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

217

| could barricade nyself behind cl osed
bl i nds never seeing any daylight in ny own hone.

|s that a reasonable option and quality
of life?

O | could nove at a trenendous cost,
| eaving a hone | currently like very nuch.

There is sinply no choice for ne, if
the project is built, and that is why | am even
spendi ng noney to try to stop it.

So when | ooking at the Sica bal ancing
test, the negative requirenent conpletely fails both
parts. There is a clear significant violation to
the words of both the zoning ordi nance and the
master plan, and there is a trenendous negative
i npact to the residents of this corner.

Ms. McKenzie cited the Seton Hall v.
South Orange case as an exanple of a private
university being inherently beneficial and thus
fulfilling the positive requirenents.

That is true, but what | find nore
relevant is that Seton Hall was denied their use
vari ance, and that denial was upheld in both | ower
and Appellate D vision courts.

In that case, Seton Hall sinply wanted

to use an existing brownstone w thout changing its
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appearance for a recruitnment office. But the Board
deni ed the use variance because they deci ded that
the daily activities of the office would be out of
place in a residential neighborhood.

In our case, the Gateway conpl ex can
never be m staken for residential in appearance, and
the daily activities of classroons will be as far as
you can get fromresidenti al

If this can pass the negative
requirenent of the Sica balancing test, | cannot
i magi ne what could ever fail. |If nothing can ever
fail, then what is the point of having the R 1
versus R-1(E) zoning | aws?

If like ne, you al so cannot i nmagi ne
what Stevens coul d propose to build on residential
land that is worse than this, then you are granting
t hem perm ssion to build anythi ng anywhere goi ng
f orward

Pl ease protect those of us who live
here and deny this application.

Thank you.

CHAI RMAN Al BEL: Thank you.

Ckay. W are going to be carrying this
until Novenber 17th at 6:30 --

M5. CARCONE: 6:30 at the Multi Service
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Center.

CHAIl RVAN Al BEL: -- at the Multi
Service Center.

| guess we need a notion to carry
W t hout further notice, so this is your notice, that
it wll be heard again on Novenber 17th. W wl|
conplete the public portion, and we will hope to get
to a vote.

COW SSI ONER GRANA: | will make a
notion to carry to Novenber 17th at 6:30 p.m at the
Multi Service Center.

COW SSI ONER FI SHER  Where we were at
the | ast one, 124 G and.

COW SSI ONER GRANA: Wt hout further
noti ce.

M5. CARCONE: On, it's 124 G and
Street.

CHAI RVAN Al BEL: Thank you.

COW SSI ONER GRANA: 124 Grand Street,
6: 30 p.m on Novenber 17th, wi thout further notice,
and the applicant waives the tinme in which the Board
has to act.

COW SSI ONER DE GRIM Second.

CHAl RVAN AI BEL: Al in favor?

(Al'l Board nenbers answered in the
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CHAI RVAN Al BEL: Anyone opposed?
Good ni ght, everyone.

(The matter concluded at 11:25 p.m)

220
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CERTI FI CATE

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

and date herei nbefore set forth.

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

s/Phyllis T. Lewis, CCR CRCR

PHYLLIS T. LEWS, C C R Xl01333 C. R C R 30XR15300
Notary Public of the State of New Jersey

My conm ssion expires 11/5/2015.

Dated: 10/4/15

This transcript was prepared in accordance with
NJAC 13:43-5.9.
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