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

| would |like to advise all of those
present that notice of this neeting has been
provided to the public in accordance with the
provi sions of the 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

If you would all join nme in saluting
the fl ag.

(Pl edge of All egiance recited)

CHAI RMAN Al BEL: Ckay. For anybody who
is in doubt, we are at a Regular Meeting of the

Hoboken Zoni ng Board of Adjustnent, Tuesday, March

17t h.
Pat, could you do a roll call?
M5. CARCONE: Conmi ssioner Al bel?
CHAl RVMAN Al BEL: Here.
M5. CARCONE: Conmi ssioner Greene is
absent.

Conmm ssi oner Cohen?

COW SSI ONER COHEN:  Here.

M5. CARCONE: Comm ssioner DeFusco is
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absent.

absent.

i s absent.

Counsel , |

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

M5. CARCONE: Conmi ssioner NMarsh is

Conmmi ssi oner Mur phy?
COW SSI ONER MURPHY:  Her e.

M5. CARCONE: Conmi ssi oner Branciforte

Conmm ssi oner Fisher is absent.
Conmm ssi oner M Anuf f ?

COVW SSONER MC ANUFF:  Here.

M5. CARCONE: Conmi ssioner DeGin®
COW SSI ONER DE GRIM Here.

CHAI RVAN Al BEL: G eat.

So we have a si x-nenber Board.

am sure you are aware of that, and

guess at the appropriate tinmne we will talk about

vot i ng.

go.

matters.

MR. GALVIIN Let's see how t he cases

CHAI RVAN Al BEL:  Yes.

We have a couple of adm nistrative

We have waivers, but we are going to carry

that to end of the hearing. W are going to do two
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menorial i zations of resolutions. The first for 808
Washi ngton Street.

MR, GALVIIN.  Ckay.

MR. GALVIN. M. Cohen, M. G ana,

Ms. Murphy, and Chairman A bel are eligible to vote
on this resol ution.

Do | have a notion?

COWM SSI ONER COHEN:  Mbtion to approve.

MR. GALVIN. Do | have a second?

COWM SSI ONER MURPHY:  Second.

MR. GALVIN. Thank you.

M. Cohen?

COW SSI ONER COHEN:  Yes.

MR. GALVIN. M. G ana?

COW SSI ONER GRANA:  Yes.

MR. GALVIN. Ms. Mirphy?

COWM SSI ONER MURPHY:  Yes.

MR. GALVIN:  Chai rman A bel ?

CHAI RVAN Al BEL:  Yes.

MR. GALVIN. And then 722 Jefferson,
this one is a denial, so only those voting opposed
are Ms. Murphy and Chai rman Ai bel .

Can | have a notion?

CHAI RVAN Al BEL: Mdtion to approve the

deni al .
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MR. GALVIN: Could | have a second?

COW SSI ONER MURPHY:  Second.

MR. GALVIN. Ms. Murphy?
COWM SSI ONER MURPHY:  Yes.
MR. GALVIN.  Chai rman A bel ?
CHAI RVAN Al BEL:  Yes.

MR. GALVIN: That carries.

It only

requires one vote in accordance with the Mini ci pal

Land Use Law.

CHAl RVAN Al BEL: Great.

(Conti nue on next page)
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CHAI RVAN Al BEL: So good evening. W
are going to start with our agenda.

W are going to start off with 502-510
Madi son. W are then going to nove to 301 Garden
Street, and we are going to make every effort to get
to 61-63 14th Street.

VWhat we will ask everybody to do is be
as efficient as possible. W are going to try to be
efficient on our side as well.

For people who are new in the audi ence,
the counsel is going to call witnesses. W wll
gi ve everybody an opportunity to question the
W t nesses, but during the questioning is not the
time for you to give an opinion. You wll have that
opportunity at the very end of the hearing. So with
no further adieu, we are gong to ask M. Curley to
step up for 502 Madi son.

MR. CURLEY: (Good eveni ng.

CHAI RVAN Al BEL: Good eveni ng.

MR, GALVIN. It's your ball gane.

MR. CURLEY: Cood.

CHAI RMAN Al BEL: Put your appearance on
the record, and let's get started.

MR. CURLEY: John J. Curl ey,

Cu-r-l-e-y, for the applicant.

11
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MR. GALVI N: | think what the Chairman

was trying to tell you is we have six Board nenbers

t oni ght .
MR. CURLEY: Yes, | am aware of that.
MR. GALVIN. Yes, very good.
MR. CURLEY: Menbers of the Board, this
is a rather unusual application. It is for a

permtted use with a permtted density and wl|l
result in the elimnation of an existing
nonconform ng use, if the application is granted.

We have a busy group tonight, so | am
not going to say too nuch at the beginning, except
to tell you that we have a civil engineer, an
architect, a |landscape architect, and a planner, all
of whomw I| testify.

So with that preface, | would like to
call Andy M ssey from Lapat ka Associ at es.

CHAI RVAN Al BEL: Terrific.

MR. GALVIN. | amfamliar with Andy.
He has appeared before nme many tinmes at the Pl anning
Boar d.

CHAI RVAN Al BEL: He's appeared here,

t 00.
MR. M SSEY: (Good eveni ng.

MR. GALVIN. M. Mssey, raise your
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ri ght hand.

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

MR. M SSEY: Yes, | do.

ANDREW H MI SSEY, PE Lapatka
Associ ates, having been duly sworn, testified as
fol |l ows:

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

THE WTNESS: Andrew H M ssey,
NV-i-s-s-e-y.

MR. GALVIN. M. Chairman, do we accept
M. Mssey's credentials as a |icensed engi neer?

CHAl RVAN Al BEL: W do.

THE W TNESS: Thank you

MR. GALVIN. You are good to go.

Any exhi bit that you have that hasn't
been previously submtted or that has been colorized
needs to be marked. But all docunents -- do ne a
favor, fix your collar.

THE WTNESS: Ch, okay.

(Laught er)

MR. GALVIN. There's always a | ot of

pressure at the start of the case, right?
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Andrew H. M ssey

THE W TNESS:  Yes.

MR. GALVIN. Al right. Go ahead.

THE WTNESS: All of the exhibits that
| have, have previously been submtted.

MR. GALVIN. Then you are fine. You're
good to go.

MR. CURLEY: M. Mssey, do you want to
take us through the existing conditions?

THE WTNESS: Certainly.

VWhat | wll put on the easel first is
the survey that was submtted, | believe it may have
been the | ast sheet in your plan set, submtted by
M. Curley's office. But in any case, what it shows
is 502-510 Madi son, which is in the sout hwest corner
of the city. It is Lots 28 through 32 in Bl ock 67.

COW SSI ONER COHEN: Excuse ne.

Coul d you turn the easel, so that it
faces the Board?

THE W TNESS: Sure.

|s that better?

COW SSI ONER COHEN:  Much better.

THE WTNESS: North is to the right of
t he sheet on the easel

The property is now inproved with a

one-story masonry garage with a parking lot to the

14
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Andrew H. M ssey

nort h.

The property nmeasures 125 feet by 100
feet. The 125 feet is the frontage on Madison. |In
this area, Mdison is one-way northbound, and Fifth
Street to the immediate south i s one-way eastbound.

There are four to six-story buil dings,
all residential in use along Madi son, and al ong
Fifth Street the buildings are about two to
three-stories in height.

| amgoing to now flip over to the
utility site plan, the back of this survey.

For the purposes of civil engineering,
nost everything that Lapatka Associ ates desi gns
actual ly goes under the ground, under the pavenent
or under the sidewal k or under the street scape.
That is the case with this property.

In a few mnutes, the architect wll
describe to you the new residential building that is
proposed here, five stories and 18 units. And then
t he | andscape architect will describe to you how
this will appear fromthe street and al so certain
anenities on the -- towards the south and west
corner of the property.

What | amgoing to describe to you are

the utilities. Al of the mains that we need to tie

15
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Andrew H. M ssey

into are located in Madison Street right now W
are going to propose a detention system beneath the
garage or parking area slab. That wll be buri ed.
It will capture the runoff fromthe roof areas and
fromthe parking area that is open to the sky and
detain that stormwater and release it at a
controlled rate to the conbined sewer in the street.

Qur water connections wll be separate
for donmestic water and for fire protection water
that will be Hoboken water, a sinple application to
Hoboken water. Gas and electric wll be supplied by
Publ i c Servi ce.

And for denolition purposes, we already
have our erosion control permt from
Hudson- Essex- Passai ¢ Soil Conservation D strict.

In addition, because this property is
in an area that is within the tidal flood plain, we
need to apply to the New Jersey Departnent of
Protection for an individual permt and a hardship
wai ver because we will not be filling this property,
we can't in Hoboken, nor would we be raising the
streets to a foot above the 100-year fl ood
el evation, so that is our hardship. W wll nmake
that application to the DEP. W have done that

frequently in the Northwest Redevel opnent District

16
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Andrew H. M ssey 17

in recent nonths, and that is probably the normfor
nmost of the projects that cone before you now and in
the future

We do have the engineer's letter, and
we do have the planner's letter with | believe no
exceptions. W really have no comments on the
letter from EFB Associ ates.

M. Curley did furnish me with the
revised report fromH2V, and if you would |ike,
will go briefly through that report and advi se you
how LaPat ka Associ ates will address the points that
concern our plans.

MR. GALVIN. What do you think, is that
necessary?

MR. MARSDEN: | don't think it is
necessary at this point, but if you want --

THE WTNESS: | will agree with you
Perhaps | should stop there and maybe just answer
any questi ons.

CHAI RMAN Al BEL: Yes. |If you disagree,
maybe those are the points we shoul d address.

THE WTNESS: W really don't. The
paints that are nmade are on point, so..

MR. MARSDEN: | am good.

MR. GALVIN:.  Awesone.
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Andrew H. M ssey

Thank you, M. M ssey.
MR. CURLEY: Any questions?
CHAI RMAN Al BEL: Questions, Board

memnber s?

COW SSI ONER GRANA:  One question, M.

M ssey, just to confirmyour testinony, the three
| ots conbi ned equal 100 feet frontage on Madi son
Street. |Is that correct?

THE WTNESS: Actually they are 125
feet of frontage, and it is five |ots.

COW SSI ONER GRANA:  It's five lots?

THE W TNESS:  Yes.

COW SIONER GRANA:  So it is Lots 28
t hrough 327

THE WTNESS: That's correct.

COW SSI ONER GRANA:  And that is 125
feet?

THE WTNESS: That's 125 feet of
frontage, because the lots are 25 foot increnents.

COWM SSI ONER GRANA:  And just to

confirm the depth of the lots is the sane?

THE WTNESS: It is 100 feet actually.

COW SSI ONER GRANA: Thank you very
nmuch.

CHAl RVAN Al BEL: M. Cohen?

18
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Andrew H. M ssey 19

COW SSI ONER COHEN:  You nentioned the
retention systemto collect stormmvater runoff.

THE W TNESS: Yes.

COWM SSI ONER COHEN:  What is the size
of the retention tank that is going to be installed?

THE WTNESS: It is actually pipes. It
is not a tank, individual tanks. It's pipe laid
bel ow the garage grate frominlet to inlet. | am
not sure | brought that part that summarizes the
cal cul ations. W just analyzed -- all that |
brought were the runoff reductions.

Runof f reductions, for what it is
worth, in the 100-year event, we reduced runoff 36
percent fromwhat occurs right now, and in |ess
frequent or nore frequent stormevents on the order
of 75 percent.

COW SSIONER COHEN:  So then is it your
pl an to have basically an underground pi pe take the
runoff off of the property? There is no plan for
retention of stormmater on this property?

THE WTNESS: No, there is not. It is
going to be a detention system and it will rel ease
the water at a much slower rate than what occurs
right nowwth the direct runoff to the sewers.

COW SSI ONER COHEN: Maybe you can j ust
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explain that to ne a little bit.

MR. MARSDEN: He's retaining water on
site in the tank, and he has a smaller orifice, so
that the amount of water that runs in is not the
anount of water that runs out, and as the storm
continues it actually stores the water and then
slowy releases it, so --

COWM SSI ONER COHEN:  So my question
was: Wat is the size of the retention basin.

| nmean, it sounds like there is a
retention basin, and it's being rel eased through a
pi pe, right?

THE WTNESS: It's a detention basin
yes. It's 36-inch dianeter pipe and a total of --

MR. MARSDEN: He is using a pipe
instead of a tank to store the water.

THE WTNESS: -- 160 feet.

MR, GALVIN. Wiat is its capacity? |Is
it's serving --

THE WTNESS: | don't know. | don't
know - -

MR. GALVIN. You don't know what year
st or n?

THE WTNESS: -- | can't furnish that

to you, but it's in our report that was submtted.

20
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Andrew H. M ssey 21

COW SSIONER COHEN: | didn't see it.

THE WTNESS: It's on --

COWM SSI ONER COHEN: | under stand your
testinony is that it holds the storm It's adequate
to hold the storm | just --

THE WTNESS: It is on Page 5 of the
drai nage calculations. That is the one page | did
not bri ng.

MR. MARSDEN: That puts it at 1404.

COW SSI ONER COHEN: 1404 cubic feet of
st or age.

MR. GALVIN. R ght. But is that the
two-year storm the ten-year, the hundred-year
st or nf?

THE WTNESS: That is the total system
capacity.

MR. GALVIN: No, no --

COWM SSI ONER COHEN: What type of a
stormwoul d that represent, because | know --

THE WTNESS:. That represents in excess
of the 100-year storm event.

MR. GALVIN. Ckay. That is a great
answer .

(Laught er)

MR. GALVIN.  Thank you.
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Andrew H. M ssey 22

THE WTNESS: W are not short changi ng
anyt hi ng.

MR. GALVIN. That is what we are trying
to figure out.

COW SSI ONER COHEN:  Ckay. Thank you.

CHAI RVAN Al BEL:  Not hi ng?

MR. GALVIN:  Unl ess, of course, a
hundr ed-year storm happens twi ce a year now, but --

(Laught er)

CHAI RMAN Al BEL: | may have
m sunder st ood your testinony, but you referred to
denolition.

What is being denolished?

THE WTNESS: Well, for one thing the
parking lot to the north will be renoved in its
entirety.

There is also an inlet in that parking
area right now that is connected out to the conbi ned
sewer, and that wll be renoved. That wll be
renoved.

Then portions of the masonry garage
will also be renpbved, the roof inits entirety and
certain walls. | think it is probably better that
we let the architect answer the extent of that work.

CHAl RVAN Al BEL: Ckay. Thank you.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

23 ,,

Board professionals, anything for M.
M ssey?

MS. BANYRA: No.

CHAI RVAN Al BEL: Let nme open it up to
t he public.

Does anybody in the public have
guestions for M. M ssey?

Seei ng none, can | have a notion?

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

COW SSI ONER GRANA:  Second.

CHAI RVAN AIBEL: Al in favor?

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

CHAI RVAN Al BEL: Thanks.

Thanks, M. Matul e.

MR. CURLEY: Next | call Antonio
Aiello.

MR. Al ELLC: Good eveni ng.

MR. GALVIN. M. Aiello, raise your
ri ght hand.

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

MR. Al ELLC: Yes, | do.
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ANTONI O Al ELL O having been duly sworn,
testified as foll ows:

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

THE WTNESS: Antonio Aiello
A-i-e-l-1-o0.

MR. GALVIN. M. Chairman, do we accept
M. Alello s credentials as an architect?

CHAl RVAN Al BEL: W do.

MR. GALVIN. You may proceed.

THE W TNESS: Thank you.

MR. GALVIN. The sane thing, if you
have things that have to be marked, those pictures
may have to be marked.

THE W TNESS:  Yes.

MR. GALVIN. So our trusty secretary --
oh, you have given themthe | abels --

M5. CARCONE: Stickers.

MR. GALVIN. -- okay, yes, stickers.

(Laught er)

THE WTNESS: Want ne to place them on
t he back?

MR, GALVIN. Wth little Snoopy's.

M5. CARCONE: Snoopy' s?

MR, GALVIN. Wiy don't you put the

24
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stickers on themand identify what they are?

THE WTNESS: Yes, sir

MR. GALVIN. Wio took the pictures and
when they were taken al so woul d hel p, unless they
are CGoogl e.

THE WTNESS: Exhibit A-1 would be the
front facade rendering.

MR. GALVIN. kay.

(Exhibit A-1 marked.)

THE WTNESS: Exhibit A-2 would be
context photos of the block taken by ne
approxi mately Septenber or Cctober.

MR. GALVIN. kay.

(Exhibit A-2 marked.)

THE WTNESS: Exhibits A-3, A-4, and
A-5 are Google aerial photos, depicting the site
fromdifferent angles.

(Exhibits A-3, A4, A-5 and A6
mar ked. )

THE WTNESS: Do you prefer if | hand
t hese around, so everybody can get an idea of the --

MR. GALVIN. And A-6?

THE WTNESS: |'msorry?

MR, GALVIN. A-1, A2, and then you

just put four on

25
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THE WTNESS: A-3, A4, A-5 and A-6

MR. GALVIN: Correct.

THE WTNESS: | apol ogi ze.

MR. GALVIN. Don't apologize. |'mjust
hel ping. W' re good.

CHAI RMAN Al BEL: Ckay. Ready to go.

THE WTNESS: As was nentioned by the
engi neer, the project is on a currently occupied
site. It is a paved parking lot. There is a
single-story garage in that area

As you can see fromthe context photo,
this is the parking lot to the right. The parking
garage to the left, the southern portion. W are
occupyi ng that space.

Along the entire site, we have
Si x-story structures for the rest of the building --
for the rest of the block, other than the one-story
building that is currently occupying the site
adj acent to ours, as well as the
t hree-and-a-hal f-story building on the corner.

Across the street, very simlar
context, four and five-story buildings. Qur design
will try to replicate a lot of the instances of one
of the buildings | previously designed across the

street, which is four stories -- five stories, the



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Antonio Aiello 27

fifth fl oor being set back.

The building will be five stories
total, 18 residential units, four residential floors
over a parking garage, which will occupy a good part

of the site, other than the rear portion on one of

the corners, which I wll identify.
The fifth corner -- the fifth floor
wll be set back, so as to mnimze visualization

from across the street.

| did a couple of diagrans, as well as
on the rendering to show that when you are | ooking
at the site, you do not see the fifth floor, simlar
to the building across the street. You only see the
first four floors, so that fifth floor setback
provi des alnost |ike a hidden floor there, but that
woul d be residential.

As far as context on the site, it is a
five-story building that we are proposing. To the
north there are three additional buildings all six
stories. W are going to be below that, well bel ow
the existing elevator shaft that is actually not
shown in this imge.

So the rest of the block is still going
to be taller, but we are trying to maintain the

context of the site by bringing the story up one
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nore floor.

On the ground floor, we wll have our
mai n | obby area, the building accommopdations. The
exi sting garage wll be partially denolished. W
will be renoving the roof in order to accommodate
the residential floors above.

The sections that will be renoved wll
be reinforced wth steel and concrete colums as
necessary to support the rest of the structure as
well as conply with the code.

So that portion wll be naintained
where the existing single-story garage is, and then
we're pulling back an additional row of colums to
accomodat e the residential floors above over the
par ki ng ar ea.

The back right corner or northwest
corner of the property will be open to the air
above. It will not be enclosed in that |ocation.

On the second floor you can actually
see this. W are occupying the 65 foot four depth
of the building, plus the wwdth of the entire site,
and then the second story area of that one-story
garage will be a |l andscaped terrace area with a
living roof area, as well as |andscapi ng and pavers,

and there will be private terraces for the tenants

28
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in that |ocation.

The rest of the property will be
conpletely open to the parking garage in order to
m nimze the | ot coverage in that |ocation

The third and floor floors wll
basically take up the sane footprint as the second
floor mnus the terrace on the rear.

Then the top floor will be set back in
order to accommodate the additional units and a
common area up on that area with the roof terrace
along the front.

MR. CURLEY: M. A ello, what are the
size of the units?

THE WTNESS: The approxi mate sizes of
the units will vary.

Ri ght now they are all above 1200
square feet. They are going to be nostly three and
four - bedroomunits, and we do have a handful of
t wo- bedroomunits in there as well. Right now they
are approximately 1300 to 1800 square feet.

In addition, we also have resident of
the roof plan itself will have sol ar panels al ong
the top edge, and the nechani cal systens wll be
seated up there as well, and then we'll try to

provi de as nmuch greenery for the structure as well,
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white roofs, car charging stations,

the terrace area, as well

ment i oned.

as the sol

living roofs on

ar panels that |

Here is the front facade. As you can

see, the lower level mmcs the context of Hoboken

with the masonry and gl azing, and the top fl oor set

back with a pitched roof

Vi ew.

in order to mnimze the

Lastly, there is a basic diagramfrom

the center of the sidewal k across the street, cuts

t hrough the cornice, as well as the

order to cut off that view

MR. CURLEY:

pitched roof in

Is that the di agram you

were referring toin terns of the sight line to the

r oof ?
THE W TNESS:
MR. CURLEY:
facilities?
THE W TNESS:

Correct,

How about

yes.

t he parKking

The parking w il

accommodate a total of 35 parking spaces, 20 which I

am being told are deeded to the space that wll

occupy a ngjority of the ground floor, as well as

the trash roons, buil ding accommbdati ons, and | obby

area, and fitness room

MR. CURLEY:

VWhere will

the curb cuts

30
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be?

THE WTNESS: The curb cuts wll be --
a single curb cut for the garage entrance
approximately 35 feet fromthe corner of the site.

MR. CURLEY: WIIl that result in the
elimnation of an existing curb cut?

THE WTNESS: Yes, | believe so.
According to the survey, there is an additional curb
cut, which will becone a sidewal k and an addi ti onal
parking area. That is correct.

MR. CURLEY: And is the height that
this building is designed for required in order to
accommodate the size of the units proposed?

THE WTNESS: Yes. |In order to
accommodate |arger famly-oriented dwelling units,
we added this partial fifth floor that is set back
fromthe rest of the facade.

MR. CURLEY: | have no other questions.

CHAI RVAN Al BEL: Thanks.

Board nenbers, questions for architect?

M. G ana?

COWM SSI ONER GRANA: Two questions, M.
Ai el l o.

Thank you.

If I go back to sheet -- | think
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it's -- it mght be sheet four --

THE W TNESS: Ckay.

COWM SSI ONER GRANA:  -- so | just want
to be clear. |If I look at the front -- I'msorry.
|"mgoing to kind of go back and forth between your
sheet and ny sheet.

THE WTNESS: O course.

COW SSI ONER GRANA: I f | ook at the
front of the sheet here on the street, it says
"Madi son," and | go to the back end on the first
floor, on the ground floor with the parking over the
side, that is covering a hundred percent of the |ot.
Is that correct?

THE WTNESS: On which floor, sir?

COW SSI ONER GRANA:  On t he ground
floor, where there is parking. W'Il call it the
par ki ng | evel --

THE W TNESS: Sure.

COWM SSI ONER GRANA:  -- and the parKking
Il evel wll cover a hundred percent of the |ot and
that will be reduced. As you go up, there wll be a
terrace on the second floor, and then open space
above that. |Is that correct?

THE WTNESS: Correct, yes.

COW SSI ONER GRANA:  Ckay. Thank you.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Antonio Aiello 33

My second question was -- | don't know
if this is an exhibit --

THE WTNESS: Yes, it is.

COW SSI ONER GRANA:  -- that is --

THE W TNESS: A-1.

COW SSI ONER GRANA:  -- A-1 for the
record. | just was looking at this. | heard
partial denolition of the masonry garage
structure --

THE W TNESS: Yes.

COW SSI ONER GRANA:  -- and | was j ust
wondering where in Z-1 that structure will exist in
the future

THE W TNESS: Got you.

VWll, the front facade is being renoved
to accommodate the new design. W are maintaining
the party walls and the rear wall. It accommodates
this --

COW SSI ONER GRANA: I n this space
her e?

THE WTNESS:. Correct. That portion
where the garage entrance is going --

COWM SSI ONER GRANA: Ckay. So the
front of that structure will not actually be

retained in the future. A portion of the walls wll
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be retained for parking use, and you intend to put
col ums and build above that?

THE WTNESS: Correct, yes.

COWM SSI ONER GRANA:  Thank you.

Those are ny questi ons.

CHAI RMAN Al BEL: M. Cohen?

COWM SSI ONER COHEN: | noticed in the
pl anner's report, our planner's report, it nentioned
that there is no open space at the back of the |ot,
that it is all going to be inpervious covered with
concrete.

THE W TNESS: Correct.

COW SSI ONER COHEN:  Was there any -- |
mean, we are tal king about a large property in the
m ddl e of the flood zone. Was there any
consi deration given to turning that into a green
space, to, you know, not treating -- | saw on the
application that there is a deeded parking
requirenent that relates to another property on
anot her applicati on.

| nean, | don't know if that is the
reason, but | amwondering why there was no
consi deration given to nmaking that into a green
space in the backyard.

THE W TNESS: That was the reason



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Antonio Aiello

Actual ly the additional 20 spaces that were required
because it brings the whole nunber to 35 thus
requiring us -- actually 32 or 33 that were required
for the whole project, so that we needed to occupy
as much of the space as possible to naintain that

par ki ng

COW SSI ONER COHEN: So how many of the
par ki ng spots are actually under the building as
opposed to behind the buil ding?

THE W TNESS: Approximately 16 are
under the building. Two, four, six, eight of them
are conpletely open to above, and two, four, six,
ei ght of themare approximately partially bel ow and
within the open area as well.

COW SSI ONER COHEN: | guess | am
trying to understand how many of the spots are
accounted for by that feature that | was just asking
you about, the covered backyard?

THE WTNESS: Well, let's take a | ook
at the site plan here.

As you can see, this is our existing
building. Right here is the line that demarks where
t he second fl oor happens, so these are conpletely
open to above, and these are below a covered area,

but conpletely open to the rest of the space. So,

35
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two, four, six, eight parking spots are currently
open to the air above, as well as the drive aisle
itself.

COW SSI ONER COHEN: Ckay. So you are
saying eight of the spots are accounted for by the
backyard bl acktop, is that --

THE WTNESS: Eight as well as the
ot her eight on the other side, because the drive
aisle is shared by both --

COW SSI ONER COHEN: So 16 spots?

THE WTNESS: Correct.

COW SSI ONER COHEN:  That's all 1've
got .

CHAl RVAN Al BEL: Any ot her Board
menber s?

COW SSI ONER MURPHY:  So roughly how
much of the preexisting building to the south is
going to be denolished?

Li ke, you are taking down the front,
which | personally think is interesting |ooking, but
you are taking down the front. | amjust trying to
under stand how nmuch of it you are going to keep.

THE W TNESS: Sure.

We're renoving the roof, the front

facade and approximately 50 to 60 percent of the
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north facing wall.

COWM SSI ONER MURPHY:  Ckay.

So -- and then are you going to have to
like rip up the floor or anything?

THE WTNESS: Yes. W are going to
renove everything that is there in order to
accommodate the new utilities as well as the
detention system --

COWM SSI ONER MURPHY:  So the only thing
you will be retaining inits entirety is the south
wal | and the back wall?

THE WII NESS: Correct. The west facing
wal |, the south wall, and then portions of the north
facing wall.

COWM SSI ONER MURPHY:  Ckay.

CHAI RVMAN Al BEL: Are they are going to
be bearing walls?

THE W TNESS:  Yes.

CHAI RVMAN Al BEL: And will they support
the four-story, five-story building that you're
proposi ng --

THE WTNESS: We will need to determ ne
that and underpin it as necessary.

CHAI RVAN AIBEL: Is it your testinony

that that buil ding woul d support a major new
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building on top of it?

THE WTNESS: | cannot answer that
whol eheartedly at the nonent. Once the tests are
in, we can definitely accommpdate that. | believe
we can definitely undertake that with -- with piles
and under pi nning of the existing foundation walls
facing the --

CHAI RVAN Al BEL: You'd build up new
structural supports?

THE WII NESS: Below it under the
under ground, yes.

Ckay. Anything el se, Board nenbers?

COMWM SSIONER DE GRIM | have a
questi on.

So the idea is regardl ess of whether or
not those walls can sustain the building that you
are intending to put on top of it, you are going to
keep those walls and do what is necessary to support
t he buil di ng?

THE W TNESS: Bel ow grade, correct.

COW SSIONER DE GRIM Ckay.

CHAI RMAN AIBEL: Is this an adaptive
reuse of the building?

THE W TNESS: Yes.

CHAI RVAN Al BEL: Ckay.
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COW SSI ONER MURPHY:  Except that you
are losing 50 percent of it.

MR. GALVIN. You are running into a
probl em here, Counselor. | just want you to be
aware of it.

We've had a coupl e of cases where

people cane in and said it is an adaptive reuse, and

we are going to save the building, and then they get
out inthe field, and they find that it's a
hundred-year-old building, and it really can't be
saved, and the whol e thing cones down.

The question is, the Board has to
believe that any condition that's a preexisting
condition that you are saving, that they should be
giving you | atitude for that because you are going
to keep this historic part of Hoboken alive.

| f you're not, then why shouldn't we
treat this as five lots? W have a blank slate for
five lots that are 25 foot wi de and a hundred f oot
deep, and you m ght need variances. You m ght want
variances, but | don't know. It is going to go to
the credibility of the testinony as to whether or
not they believe that the building can or should be
retained, but | don't know that our focus has to be

on t hat.

39
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The focus should be -- if that is not
the case, then the focus should be is this an
appropri ate proposal, does it otherw se neet the
zoning criteria for this |ocation.

CHAI RVAN Al BEL: That's right.

MR. CURLEY: M. Aiello, can you point
out on the northerly wall where the openings would
be and how much of that wall is being preserved?

THE W TNESS: Yes.

The north facing wall, as | nentioned,
approxi mately 60 percent of the structure is being
renoved. We have a 20-foot w de opening towards the
rear of the section in order to acconmodate the
drive aisle, as well as portions of the front area
in order to accommpdate the parking areas al ong that
side, approxi mately 60 percent.

We have done projects like this in the
past, where we have maintained the existing walls
t hroughout the project, and we resupported them and
reused the masonry walls for the garage areas.

CHAI RVAN AIBEL: It is your testinony
that wouldn't be structural steel that will bear the
wei ght of that building placed al ong those rubber
wal | s?

THE W TNESS:. Those openi ngs, yes
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CHAl RVAN Al BEL: There will be
structural steel?

THE W TNESS: Yes.

CHAI RMAN Al BEL: Al right.

M. Marsden?

MR. MARSDEN: Just a quick questi on.

You i ndicated that you m ght have to
put new col umms in, okay?

Are those colums going to affect the
| ocati on of parking or the driveways?

You don't know at this point or --

THE WTNESS: Oh, we currently have
t hem where they are spaced every other parking spot,
so it should not alter the parking any nore than
what's on the plans.

COW SSI ONER MARKS:  Then you are not
going to be able to add any nore col ums?

THE WTNESS: Fromwhat is on the site
pl an, no.

MR. MARSDEN: That's it.

CHAI RMAN Al BEL: M. Cohen?

COWM SSI ONER COHEN:  Your testinony was
that the fifth floor was going to be set back
various feet across the top?

THE W TNESS: Yes.
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COWM SSI ONER COHEN: Can you just show
me -- | really couldn't tell fromyour picture how
t he set back worked.

THE WTNESS: | am sorry.

On the fifth floor on the north and
sout hern ends, we are setting back the building five
feet fromthe face of the property line below and
then 15 feet along the center area. Above that, the
roof is going to be pitched back in order to also
maintain that. Fromthe view that we took fromthe
rendering, it was hardly visible. You can just
barely catch the roof edges above.

COWM SSI ONER COHEN:  Ckay.

So looking at Z-6, | guess it is, you
have a common | ounge on the roof there, and that
opens on to that patio on the roof, is that right?

THE WTNESS: Correct, yes.

COW SSI ONER COHEN:  And then that is
goes right to the street edge, that patio, | guess?

THE WTNESS: To a 42-inch high parapet
wal |, and then the cornice, that finishes the main
body of the building will go -- will be in that
| ocati on.

COWM SSI ONER COHEN:  WI I there be any

chairs on the roof deck up there, or furniture, or
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anything like that, or are you considering it just
bei ng an open space?

THE WTNESS: | do not know what it is
going to end up being used for.

COWM SSI ONER COHEN:  Ckay.

CHAI RVAN Al BEL: This nmay be a question
for the planner, but I will ask it anyhow.

| s there any historical significance in
the walls that you are keeping?

THE W TNESS: Not necessarily, no
They're just standard nmasonry walls along the --

CHAI RVAN Al BEL: They're rubber wall s,
as we say i n Hoboken.

THE W TNESS: Yes.

(Laught er)

CHAI RMAN Al BEL: And wouldn't it be
easier to knock that building dowmn and build a new
ground up bui |l di ng?

THE WTNESS: Hum vyes, but in a ot of
i nstances, as | nentioned, we have used existing
masonry structures such as these before, and it has
been to our benefit to reutilize those existing
wal | s.

CHAI RVMAN Al BEL: And what is the

benefit to using rubber walls?
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THE WTNESS: Not to have to tear
everything down and rebuild it again.

CHAI RVMAN Al BEL: GCh, okay. | have
not hi ng nore.

Go ahead.

MR. MARSDEN: Isn't it nore costly to
underpin the existing wall, if you find out it needs
to be underpinned than replacing it in the first
pl ace, significantly nore expensive?

THE W TNESS: Yeah, dependi ng on what
is bel ow grade, which we haven't conducted the tests
yet.

CHAI RVAN Al BEL: Thank you.

Anyt hi ng el se, Board nenbers?

Let nme open it up to the public.

Anybody in the public have questions of
the architect?

Pl ease cone forward, and state your
nane and address for the record.

M5. RUDDEN: Joann Rudden, R-u-d-d-e-n

MR. GALVIN.  You are just asking
questions at this tine.

M5. RUDDEN: Yeah, yeah.

| just had a question about the parking

spaces.
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THE WTNESS: O course.

M5. RUDDEN. Is it overly crowded, an
area with only 35 parking spaces, and 38 are needed,
so | was just wondering why you are only offering
35.

THE WTNESS:. Actually 33 are required
It is 18 mnus five.

M5. RUDDEN: You don't have to allow
for a parking spot for every unit in the buil ding?

THE WTNESS: No. It's every unit
m nus five.

MS. RUDDEN:. For the eight that you
said were going to be in the back, is that going to
be on the north side of the building or the south
si de of the buil ding?

THE WTNESS: It's on the northwest
si de.

M5. RUDDEN:. And that is going to be
bl ackt op, nothing on top of that, correct?

THE WTNESS: Correct. R ght nowit is
open, so it is not going to be a wall right on the
property line.

M5. RUDDEN. And the part that is
covered, is that conpletely covered in the back or

is that open, that all of the fumes will be going
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out?

THE WTNESS: Well, no. It's a
conpl etely open garage, so it will have, based on
code, nost likely a fan to exhaust funes up out of
the space -- I'msorry -- up into the air.

M5. RUDDEN. Up to the roof?

THE REPORTER | can't hear you.

MR. GALVIN. Talk to us.

THE WTNESS: |'msorry.

Based on code, once we get into it, we
will nmostly likely have to put some kind of an
exhaust fan, which draws air fromthe front and
exhausts it out through the back upwards wherever
possible. W have to maintain a certain distance
fromthe property line, as |long as, you know,
dependi ng on how wide that is, we mght not even be
requi red because it is open air, and the fresh air
alone wll be able to draw that out.

M5. RUDDEN:. Is it open in the front,
t he parking, because parking is going to the whole
| ength of the deck of the building, correct?

THE W TNESS: Yes.

M5. RUDDEN:. |Is parking open in the
front or just in the back?

THE WTNESS: Just in the back.

46
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M5. RUDDEN:. Just in the back?

THE W TNESS: Yes.

M5. RUDDEN. So the funes are going to
go up to the ceiling and not to the hones behind it?

THE WTNESS: Yes. | nean, it is
usually transient. It is not a lot of cars just
runni ng constantly in that area. There's no control
of that, yeah, no, but it's usually based on code,
you are allowed to let it just exhaust open up to
the air.

M5. RUDDEN. That's it for this part.

CHAI RMAN Al BEL: Thank you.

MR. GALVIN. Al right.

CHAI RVAN Al BEL:  Anybody el se?

Conme forward.

M5. FUDIM Hi.

Do | have to introduce nyself?

CHAI RVAN Al BEL: Pl ease.

MR. GALVIN. Nane?

M5. FUDM MW nane is Elissa Fudim |
live at 503 Monroe Street on the ground fl oor
property.

MR. GALVIN. W are just asking
guestions right now.

M5. FUD M Yes, | know t hat.

a7
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MR. GALVIN: Awesone.

THE REPORTER: Coul d you pl ease spel
your nane?

M5. FUDOM E-l-i-s-s-a, F-u-d-i-m
like Mary.

| had a few questi ons.

The first is: Wuat is the total square
footage of the property?

| saw in the planning report, it said
12,500 for the lot, but what is the square footage
for the actual building?

THE WTNESS: For the building itself
as a whole as we are proposing it?

M5. FUDIM  Yes.

THE WTNESS: One nonent.

Total all floors together, it is
43, 970.

M5. FUDIM Ckay. And what is the
square footage of the fifth floor?

THE WTNESS: The fifth floor is
approxi mately 7, 095.

M5. FUDIM (Okay. Because | heard, and
maybe | m sunderstood you, but | heard that your
testinony was that the additional fifth fl oor was

needed in order to have units that were of a certain
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size. |Is that accurate?

THE W TNESS: Correct.

M5. FUDOM So it is your testinony
that the 43,000 and subtract out seven, that w dth,
what ever that is, nore than 35,000 square feet
woul dn't be enough roomto have a four-bedroom or
t hr ee- bedr oom apart nent ?

THE WTNESS: Not to accommodate those
kinds of units that are bei ng requested.

I f we take out an additional 7,000-plus
square feet mnus the stairs, elevators and all of
the common area that is required, it will just be
back down to your standard, substandard sized units,
one and two-bedroons. | don't believe you are going
to be fitting the same anount of units or the sane
style units with one floor renoved.

M5. FUDIM So all of your four-bedroom
units are going to be on the fifth floor?

THE WTNESS: Let ne see. | don't
believe so, but let me doubl e check.

We have t hree-bedroons on approxi mately
every floor, and we have four-bedroons. On the top
fl oor we have two four-bedroons and a three-bedroom

On the other floors, we have

t wo- bedroons as well as four-bedroons on the other
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floors as well.

M5. FUDIM So you do have
f our - bedroons on other floors, so it is possible to
have four-bedroons on those floors?

THE WTNESS: But then we woul d be
removing the units that we have fromupstairs and
pl aci ng t hem downst ai rs.

M5. FUDOM Right. | understand
there's fewer units, but in 35 000 square feet, you
coul d have | arge apartnents.

THE W TNESS: Yes, but then we would
have fewer units, a |lesser density than what we are
requesti ng.

MS. FUDIM  Ckay.

You al so said that you weren't aware of
any historical character to the existing one-story
garage, particularly the back west facing wall.

THE W TNESS: Correct.

M5. FUDIM Have you gone to the back
side of that wall to investigate what it faces on
t he ot her side?

THE WTNESS: What it faces, | have
not --

M5. FUDOM Ckay. | don't know how

this --
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THE WTNESS: -- | have taken phot os.
| do not know what it faces.

CHAI RVAN Al BEL: You will have a chance
to testify later.

MS. FUDIM  Ckay.

So | shouldn't enter -- show photos now
to suggest that there is a historic character to
t hose wal | s?

CHAI RVMAN Al BEL: Shoul d we --

MR. GALVIN. W have the w tness now.
We want to cross-exam ne the w tness.

Do you have an objection to the
pi ctures?

MR. CURLEY: | believe that if there is
a photograph to be shown to the witness, it should
be shown now.

MR. GALVIN. Rai se your right hand

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

MS. FUDIM  Yes.

MR. GALVIN. kay.

Way don't you show M. Curley the
pi ctures you want to introduce into evidence.

MS. FUDIM Ckay. Hum --
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MR. GALVIN. No, no, M. Curley,
quietly.

M5. FUDOM |I'msorry. |'msorry.
didn't know.

MR. GALVIN. That's okay.

M5. FUDIM  Sorry.

These are photographs of portions of
the --

MR. GALVIN. What you are really doing

is you' re having a side bar. He is |ooking at them

so we don't talk then. He's seeing if he has an
objection to them

M5. FUDIM Ckay, |'msorry.

MR. CURLEY: | have no objection as

|l ong as they are described what they depict.

MR, GALVIN. Okay. W will stay on top

of that.

Let's mark those. Use the yell ow
| abel s, and there are five of them right?

M5. FUDIM  Yes.

MR. GALVIN. They are going to becone
N1 through 5, and N is for neighbor.

(Exhibits N-1 through N-4 marked.)

MR. GALVIN. It is always good to use

| ess.
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M5. FUDIM | think one is a duplicate,
so there is actually only four.

MR. GALVIN. | have been doing this for
along tine, and | see that a | ot.

So now you took four photos. Wo took
t henf

M5. FUDIM | did.

MR. GALVIN. When did you take tean?

M5. FUDOM In the spring or -- no,
guess it woul d have been the sumrer, |ast sumrer.

MR. GALVIN. kay.

M. Curley, if you have an objection,
you need to pose it as the questions are asked.

Go ahead. Ask away.

M5. FUDDM |I'msorry. | don't
remenber your nane.

THE W TNESS: Ant oni o.

M5. FUDOM Al right.

Ant oni o, have you seen before that this
wal I, the back face of the garage wall, which you
stated doesn't provide any historic character and
has no significance in the nei ghborhood, have you
seen this wall before, which creates the boundary of
several yards of all of the units that are on Mnroe

Street that woul d abut the back side of your
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bui | di ng?

THE WTNESS: | have not had access to
this space, no.

M5. FUDIM  Seeing these photographs,
woul dn't you agree that there is a historical charm
conponent to this wall and to the back side of the
garage that currently exists?

THE WTNESS: Yes. But this is one of
the walls that we are nmaintaining. That is not
bei ng renoved.

M5. FUDOM Right. And | understood
that that was the plan, but | heard sone of the
nmenbers of the Council question you and --

MR. GALVIN. No, let ne say this. W
are very concerned because people tell us they are
saving a wall like that, and then once they get in
the field, it is alittle bit damaged, and it cones
down, and we didn't save it, and we don't want to be
granting approval s based on saving that good | ooking
wal |l that is not going to be there after the project
is built.

M5. FUDOM Well, what are you going to
be able to do to ensure the retention of this wall,
which fornms a crucial conponent as a party wall to a

nunmber of our yards?
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How are you going to be able to ensure
its structural integrity when you are doing
denolition, one, so closeby, and two, you are
pl anning to erect a five-story building on top of
it?

THE WTNESS: Well, given that this,
specifically this location here is only
acconmmodating the terrace area, special care can be
taken for that specific location

As you see the garage area, that area
is not going to have additional residential floors
above it. The residential floors are approxi mately
35 feet back fromthis, so that area is only going
to be supporting a single terrace, so it is not
going to need the sane accommobdati ons that these
walls on this location will need to in order
accommodate the five-story residential. So that

one, we can take special care in that |ocation

because it is not holding as much wei ght, not nearly

as nmuch wei ght.

M5. FUDIM Wuld the special care that
you intend to give include point work on the back of
the wal | ?

| don't know if you can see the brick

is already and has been for some tine crunbling.
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What restorative neasures would you
take to ensure that it would be able to bear the
terraces or whatever was going to be right above
t hat ?

THE WTNESS: Okay. So you are asking
what kind of precautions we are going to take for
the rear facade?

MS. FUDIM  Yes.

What restorative neasures would you
take since already the wall is -- has certain
crunbl i ng conmponents, how can you be able to ensure
the integrity of that wall?

THE WTNESS: | think we have to take
precautions to make sure that we do repoint and
regrout the brick in order to accommpdate the
terrace.

If we see cracks, | think it needs to
be dealt with, rather than just remaining. W won't
be able to just leave it with certain cracks, if
it's not going to be able to support what we are
requesting of it.

M5. FUDOM Is this building an
owner -occupi ed building or is this going to be |ike
| eased for tenants?

THE WTNESS: That | don't know.
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MR. GALVIN:. W have to hold on to the

M5. BANYRA: You should | ook at them

M5. FUDIM Ckay. That's all | have.

MR. GALVIN. Thank you.

THE W TNESS: Thank you

MR. GALVIN. Any other questions of the

CHAI RVAN Al BEL: Cone forward.

MR. D ALESSIC. W nane is Mark

D Al essio, 520 Jeff --

to be tenant

parking --

MR. GALVIN. 520 Jefferson?

Okay. You have to talk up, all right?
MR. D ALESSIC. Ckay.

You said you don't knowif it is going
or residential, purchased?

THE WTNESS: | do not know.

MR. D ALESSIC: And how are the

MR. GALVIN. Let ne just say this.

Even if they told us, they always have

a right to condo a building, so we really probably

couldn't control whether it's going to be condo or

be rental.
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MR. D ALESSIC: No, that's fine. | am
not worried about that as much as |'mworried about
par ki ng actually.

MR. GALVIN. kay.

MR. D ALESSIC. So how are the parking
lots that are being allocated with the buil ding
going to be allocated to the units?

Do you have a purchase price, or are
they going to be rented separately, or are they
going to be, like if sonebody rents a unit, are they
going to get a parking spot?

THE WTNESS: Unfortunately, | do not
know t he answers to those questions.

MR. GALVIN.  What wi tness knows the
answers to the questions, or you don't know?

MR. CURLEY: | don't think |I have a
W tness here today who has the answer to that
questi on.

| don't think a decision has been nmade
as to howto allocate parking. However, | wll say
that the intention is to preserve the parking for
the 520 Jefferson tenants who are in a different
bui | di ng.

So you're from 520 Jefferson?

MR. D ALESSI C: Yeah, but |I'm not --
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that building anyway, | will have to talk later, |
amjust worried about parking in the area, quite
frankly, is what |I'mworried about ---

MR. GALVIN: Well, let's hold off on
opi nion. Just do questi ons.

MR. D ALESSIC: But | have one nore
guestion actually.

MR. GALVIN:. Sure.

MR. DALESSIC: So in building -- in
building -- in constructing the building, you said
there is only going to be one entrance way to the
par ki ng area?

THE WTNESS: Correct, yes.

MR. D ALESSIC. So there is going to be
actually no street spots lost on this side of the
bui | di ng?

THE WTNESS: Correct.

MR. D ALESSIC: Because | amfamliar
wthit. There is an entrance way right now to the
par ki ng area now.

THE WTNESS: Right, right. One at the
garage and one at the parking area.

MR. D ALESSIC. And that is going to
stay intact?

THE WTNESS: That's correct, yes.
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MR. GALVIN. Thank you.

CHAI RVAN Al BEL: Anyt hi ng el se?

Pl ease cone up.

M5. FUDIM | just neglected to --

THE REPORTER: Pl ease state your nane.
M5. FUDIM  Elissa Fudim

| showed you this and forgot to put the

and forgot to leave it here. | think

it got stuck to the back of another one, so should

do that or

what nunber

nove on?

MR. GALVIN. Yes. Go ahead. Go ahead.
Do you object?

MR. CURLEY: No objection.

MR. GALVIN. kay.

M5. FUDOM |I'msorry. | don't know
it is.

MS. CARCONE: N-5. W did 1, 2, 3, 4.
(Exhibit N5 marked.)

COWM SSI ONER GRANA: | have 2, 3, and

MR. GALVIN: And here cones 1 and 5.

COW SSI ONER GRANA:  Here cones 1 and

MR. GALVIN. W're not overl ooking you.
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Tel |l us your nanme and your street
addr ess.

MR. ADAV COHEN.  Adam Cohen, 503 Monroe
Street, Apartnent 3.

MR. GALVIN. Ckay. Ask questions.

MR. ADAV COHEN. So you said in your
original statenment that you are trying to nmaintain
this building in the sane kind of a style as the
rest of the nei ghborhood.

When you | ook at -- outside of those
two buil dings that have been there for a long tine,
every other building in that entire area is a
four-story, it's a single lot, it has a |lot of
character and a lot of history.

So when you see a building like this,
especially one this size, it is going to stick out.
| don't understand how you can justify saying that
it"'s going to fit into the facade with the rest of
t he nei ghbor hood.

THE WTNESS: | believe what
mentioned was that we are trying to make it simlar
to the project across the street as well, so that it
starts to bring the fabric of the bl ock together.

The height itself was what was

col | aborated with the existing buildings next door.
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| know this one structure has been here
for along tine. These are a little bit newer.

They are all six-story, so we are trying to maintain
t he height better than right now across the street,
where there is a lot of difference in height and

wi dth of the buildings, so we are trying to bring
that bl ock together on both sides of the street.

As far as, you know, we are just trying
to make use of the materials, the brick and gl azi ng
and netal, totry to contextualize it to the rest of
Hoboken and the nei ghborhood and | ook simlar to the
bui l dings on the corner, which do a simlar thing
with the brick, glazing, as well as masonry bays.

Rat her than protrude out onto the street, we are
trying to maintain a flat facade

MR. ADAV COHEN. | wouldn't argue that
the flat one | ooks nice, but at the sane tine,
out si de of those buildings, you are trying to make a
cohesi ve nei ghborhood, but if you | ook at anything
that's historic --

CHAI RVAN Al BEL: Ask a questi on.

MR. GALVIN:. You can just ask
gquestions. Sorry. You will get a chance to tell us
that later.

MR. ADAN COHEN: You know, outside of
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those two buildings, |I can't see any other buildings
that are five stories, anything that's facing the
sout hwest .

So you're taking -- so why are you
trying to say that this one direction deserves nore
hei ght, and you know, nmakes it cohesive when the
opposite direction is the exact opposite of that?

You are picking and choosing --

MR. GALVIN: Stop, stop, stop, stop,
stop, stop, stop.

CHAI RVAN Al BEL: Let hi m answer.

MR. GALVIN. You did good. You had a
good question. Stop.

(Laught er)

THE WTNESS: All right. One nore
time, if you don't m nd.

MR. ADAV COHEN. So the northeast, you
know, | do acknow edge the fact that those buil dings
are taller and they are w der.

However, you're ignoring -- why are you
ignoring the fact that other buildings south and
west is shorter and snaller?

MR. GALVIN. kay.

MR. CURLEY: Let ne say that this is

probably a better question for the planner.
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MR. GALVIN. There was testinony,

t hough, that it fits into the nei ghborhood, and what
he is saying is there is a perspective in one
direction that maybe favors height, but in the other
direction it doesn't favor the height, and you
didn't show us the -- you're not -- what about the
other direction that has | ower housing, how does

t hat affect your opinion?

THE WTNESS: | believe when you are
wal ki ng down the street, there's always going to be
a variance, | believe, in context and the fabric of
the town, and you want to see that variation change
in a building setback, you mght be able to see it
fromone corner or the other, simlar to the
bui | ding across the street.

Real |y, you know, it is a matter of
tinme before sone of the other properties on the
ot her side get devel oped, and it becones, you know,
not as obtrusive, in ny honest opinion, but | think
froma certain distance, it doesn't cone off as a
five-story building.

| f you are com ng up Madi son, you m ght
see it from you know, fromthe street corner as you
approach it, but it doesn't give that overall feel

of a five-story building when you are wal ki ng
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directly in front of it or even across the street,
i n nmy opinion.

MR. GALVIN. Al right.

You are better off just telling us how
you feel about it when it's your turn,

MR. ADAV COHEN:  Yeah, | know.

MR. GALVIN. Ckay?

MR. ADAV COHEN. | can probably change
t he question, but we will skip that.

MR. GALVIN. No problem

THE W TNESS: Thank you.

CHAI RVAN AIBEL: M. Aiello, one |ast
qui ck questi on.

THE WTNESS: O course.

CHAI RVAN Al BEL: Let ne go back to the
rear wall on the -- the rear west facing wall that

was the subject of conversation by one of your

nei ghbors.

THE WTNESS: O course.

CHAI RMAN Al BEL: On Sheet Z-8, you are
showi ng that that wall is going to be clad with

cenentitious clad over an existing masonry wall wth
new stone coping at the top.
Is that correct?

THE WTNESS: That was the proposal
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that they prefer that we nmaintain the existing
masonry.

CHAl RVAN Al BEL: Ckay. Wthout any
addi ti onal support?

THE W TNESS: Yes.

CHAI RVAN Al BEL:  Ckay.

Are we finished?

MR. MARSDEN: Jim sorry.

CHAI RVAN Al BEL: Pl ease go ahead.

MR. MARSDEN: |'m sorry.

Since this is prelimnary approval,
am assum ng that you are going to present your
geot echni cal investigation on that wall and the
stutel age of that wall prior to final?

THE W TNESS: Correct.

CHAl RVAN Al BEL: M. Evers?

We are being efficient tonight, so --

MR. GALVIN. Cone up.

MR. EVERS. | am gl ad sonebody is
wearing green.

(Laught er)

M chael Evers, 252 2nd Street, Hoboken,
New Jer sey.

This application has nore than ten

units in it?
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THE W TNESS: Correct.

MR. EVERS. It is asking for a density
vari ance?

THE WTNESS: It is actually not. W
are permtted 18 units on the property.

MR. EVERS. Then why does the notice
say a density variance?

THE WTNESS: | do not know.

MR. CURLEY: The notice doesn't, but |

t hi nk the agenda says that by m stake.

MR. EVERS. Uh-huh. | amvery sorry to

be here tonight then.

(Laught er)

CHAI RVAN Al BEL: Anybody el se have
gquestions for the architect?

COW SSI ONER COHEN:  Just | m ght have
mssed it, so |l just wanted to be clear, because |
didn't have the opportunity to see the picture of
t he back of the wall of the existing structure.

But | just want to understand clearly,
your testinony is that it is your goal to save that
part of the structure, so that it exists into the
future with your new project. |Is that correct?

THE W TNESS: Yes.

COW SSI ONER COHEN:  Yes.
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MR. CURLEY: | think on behalf of the
applicant, | can stipulate that the wall wll be
preserved and not covered up, and repointed provided
t hat the nei ghbors give us access to do so.

COW SSI ONER COHEN: | suspect that
will not be a problem

CHAI RMAN Al BEL: Ckay, sir?

MR. NI EHUES: Karsten Ni ehues,
N-i-e-h-u-e-s, 505 Monroe Street, Apartnent 1B

THE REPORTER. |I'msorry. Wat was
your first nane?

MR. NI EHUES: Karsten, K-a-r-s-t-e-n.

THE REPORTER: Thank you.

MR. NIEHUES: | have a coupl e of
guesti ons.

One is: Do you have pictures of what
it looks like fromthe back, because you had these
really nice pictures fromthe front?

THE WTNESS: | have just the designs
shown in the elevation of the rear. |It's basically
clad in a cenentitous fort m mcking the pattern of
the front facade.

MR. NTEHUES: | was nore interested in
the sol ar panels and stuff on the roof.

THE WTNESS: Cot you.
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Yeah. The sol ar panels are going to be
bel ow t he parapet area and guardrail, so it is not
going to be higher or viewable fromthere.

MR. NIEHUES: And did you do sone
cal cul ati ons about the shadow that the sun will cast
on the backyards of the units on Monroe Street?

THE WTNESS: | have not, but we
currently have, as | nentioned, about 35 feet before
that section neets the property line, and then
any -- nost of the shadows are going to be cast in

the afternoon towards the taller building to the

nort h.

MR. NIEHUES: 1In the afternoon the
sun - -

THE WTNESS: |'msorry?

MR. NITEHUES: -- in the afternoon the
sun will conme fromthe other side, so --

THE WTNESS: Yes. So once noon and
afternoon hits, it is going to be nostly against the
taller building to the north, but we have not done a
st udy.

MR. NIEHUES: Let nme get this straight
about the wall and the garage.

THE W TNESS: Sure.

MR. NIEHUES: You are going to |eave
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the back wall and above that will be garage space
next to the open, so that the people who live on
Monroe Street will see all of those pretty cars.
Is that correct?

(Laught er)

THE WTNESS: |In that back area, we are
currently proposing a fence. That is the extent of
it. W are just proposing a fence in that |ocation
to block off the visibility, but we are not planning
on having a full view of the vehicles.

MR. NI EHUES: So how many vehicles wl|
be there on top of and above the historically --

THE WTNESS: No, no, no. It's only at
grade. The parking is only at grade, so none of the
cars are above grade that there are 35 cars total
on.

MR. NI EHUES: GCkay. So | nust have
m sunder st ood t hat then.

THE W TNESS: Got you.

No. The ground floor is where the
parking is, and the second floor is where the
residents begin. W have residents and then the
terrace above that, but no parking above that?

MR. NIEHUES: So on the front fl oor

there will be to the wall, right, so there will be
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no open space? | don't get it.

THE WTNESS: Well, right now, the
par ki ng occupies the rest of the site that is not
occupi ed by | obbi es and garden areas above -- you
have this section here --

MR. NI EHUES: Well, where is Mdison
Street?

THE WTNESS: Madison is right here in
the front. Sorry.

So you are driving through the drive
aisle. You have parking along one side. You turn,
and you have parking on either side, to the east and
west .

Above that is going to be the
residents, which is 65 feet four inches deep.

The second story will acconmpdate a
terrace. This is going to be open to below W
will be able to provide a fence al ong the back, so
you are not | ooking at cars from behi nd.

MR. NI EHUES: Were wll the back wall
be here? 1t's going to be here, right?

THE WTNESS: This is that back masonry
wal | , correct.

MR. NIEHUES: And then you will have

par ki ng t here?
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THE WTNESS: Correct. W have parking
along this side and parking al ong the back.

MR. GALVIN. Where is Page 8?

There you go.

Isn't that what we are tal king about?

THE WTNESS: Yes, this rear area here

MR. GALVIN.  Wait, wait. Slow down.

Sl ow down.

The first thing to the right -- let ne
talk, guys -- the first thing to the right is the
wal | we are tal king about, right?

THE WTNESS: Correct.

MR. GALVIN. Then where the edge of the
wal | ends, then there is sonme fencing there, right?

THE WTNESS: Correct.

MR. GALVIN. And that's where the cars
are going to be parked, is that correct?

THE WTNESS: Correct.

MR. NNEHUES: So this is the current
wall -- this is the sane height that the wall is
ri ght now?

THE WTNESS: Hum - -

MR. NIEHUES: -- | nean, the
perspective, is it that much or will that wall wll

be the height of this building?
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THE W TNESS:  Yes.

MR. NI EHUES: Thank you.

| have no nore questions.

MR. GALVIN: Awesone.

M5. RUDDEN. | just have one nore.

MR. GALVIN. W don't usually do
t wosi es, but go ahead.

(Laught er)

MR. GALVIN.  Your nane. W need your
nare.

M5. RUDDEN: Joann Rudden.

MR. GALVIN. kay.

M5. RUDDEN. |I'msorry. | amreally
confused on the parking, because if this is the
current building --

THE WTNESS: Right.

M5. RUDDEN. -- ny unit is here, so if
the garage is the first floor -- or is this first
floor building going to be right smack up agai nst ny
property line, and | do have a picture, if that
hel ps from the back --

CHAI RVAN Al BEL: No. That's open
surface parKking.

M5. RUDDEN:. But | thought the --

under st and t hat. But when we start the first floor
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level, is that right above the parking | ot where the
building -- the unit on the first floor is going to
start right on the property line that woul d be
adj acent to this brick wall?

THE WTNESS: No. It is set back 35
feet.

M5. RUDDEN. It's going to be set back

THE WTNESS: Right.

MR. GALVIN. kay.

M5. FUDIM | have one nore question.

MR. GALVIN. Like |I said, we don't do
twosies, but we did it once, so go ahead. This is
the |l ast twosie, though.

M5. RUDDEN. (Okay. You said that
you - -

MR. GALVIN. Oh, | need your nane.

M5. FUDOM Ch, I'"'msorry. Eissa
Fudi m

You have not studied the effect of the
additional fifth floor upon the reduction of
sunlight to the eastern facing yards of all of the
properties along Monroe Street?

THE WTNESS: Correct.

M5. FUD M You are aware that this
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building will be built due east of them so it would
affect nore of the sunlight, correct?

THE W TNESS: Correct.

M5. FUDIM  Your statenent before about
the fact that it wouldn't reduce sunlight, that
pertains to sunlight in the afternoon?

THE WTNESS: Correct. 1'd say that we
have not -- | have not done a study on it, but once
the afternoon rolls around, it wll just be strictly
north facing the street. But on the eastern side,
it wll have to be studied, but we haven't conducted
t hat .

M5. FUDIM Right.

Well, you would agree it would nmake
sense that in the afternoon, it will have no effect
upon sunlight because it's --

THE W TNESS: Correct.

M5. FUDIM -- the east, so afternoon
is irrelevant. But you would agree that with an
addi tional 15 feet, particularly in the wnter and
fall nonths when the sun is nore in the sky and to
sone extent the summer nonths, it wll create a
| onger shadow, and it will dimnish the sunlight to
all of the yards -- for all of the unit owners who

have yards al ong Monroe Street, you would agree with

75



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Antonio Aiello

t hat ?

THE WTNESS: Yes. It eventually
coul d, yes.

MS. FUDIM  And you have done no
studies to determne that?

THE WTNESS: | have not.

M5. FUDIM  Thanks.

MR. GALVIN. Al right. Thanks.

CHAI RVAN Al BEL: Thank you.

M5. BANYRA: Can | just ask? | didn't
get a chance. You junped to the public.

(Laught er)

CHAI RVAN Al BEL: Go ahead.

M5. BANYRA: | think on the back wall,
you indicated a 42-inch height wall against the
adj acent properties.

THE W TNESS:  Yes.

M5. BANYRA: So | nean, | think that
that probably --

THE WTNESS: COkay. Yes. | thought it

MS. BANYRA: -- and | don't know why
it's staggered like that.
THE WTNESS: -- | referred to it as

si x foot going across --
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M5. BANYRA: And then the second
question | had: |Is there a structural reason why --
| think you have 65 foot percent coverage of the
proposed building, and is there a structural reason
why that extra five percent?

The ordi nance calls for 60 percent
coverage. | understand the existing building, but
why the extra square footage?

THE WTNESS: It was really just in
order to maxim ze the interior units to try and work
the interior dinensions of the apartnents inside.

M5. BANYRA: Thank you.

CHAI RVAN Al BEL: Thanks, Eil een.

Seeing no further questions, can | have
a notion to cl ose?

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

COW SSI ONER GRANA:  Second.

CHAIl RVAN AIBEL: Al in favor?

(Al'l Board nenbers answered in the
affirmative)

CHAI RMAN Al BEL: Thank you.

THE W TNESS: Thank you

MR. CURLEY: | call Thomas Car nman,

pl ease.
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MR. CARMAN. Good eveni ng.

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. CARMAN. | do.
THONAS S. CARNMNMAN, LLA Mlillo & Bauer
Associ ates, 200 Union Avenue, Brielle, New Jersey,
havi ng been duly sworn, testified as follows:

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

THE WTNESS: Thomas S. Carnman,
Ca-r-ma-n.

MR. GALVIN. Al right.

M. Chairman, do we accept M. Carman's
credentials as a | andscape architect?

CHAl RVAN Al BEL: W do.

THE WTNESS: Thank you. Thank you.

This is a -- this | wll mark into
evi dence because this is L-3. It is a conposite
pl an of the | andscape drawi ngs. This would be A--

MR. GALVIN. Wiat are we up to?

M5. CARCONE: A-7.

THE W TNESS: A-7.

(Exhibit A-7 marked.)
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THE WTNESS: L-3 is |abeled
"Conposite Plan,” and it's dated 3-17.
The bottom of the sheet we have
Madi son, Fifth Street heading up in this direction
north to the right of the sheet.
This is a conposite drawing in that it

shows the street scape al ong Madi son, and then it

al so shows the second floor rooftop anenity that has

been di scussed, and the footprint of that is
reflective of that existing building.

Just for clarification, please
understand that the building in terns of what is
exposed of parking, this line, this dashed |ine
right over here, represents that building com ng
down. This parking goes underneath there, so this
is the mass of the building comng from here.

Al ong Madi son Street, there are four
hor nbeam trees proposed. The | andscape pl ans have
been submtted to the Hoboken Shade Tree Comm ssion
They have reviewed them and they have approved
t hem

The planting detail for those is
consistent wth their new standards in that it is
not a nore traditional tree grate or a tree com ng

out of tighter pavenent. It is a nmuch |arger
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opening. The pit itself is eight foot |ong al ong
Madi son, all right, and it is planted with some
ground cover, so it allows for nuch nore inpervious
surface than the previous details that the Shade
Tree Comm ssion --

M5. BANYRA: Pervi ous.

THE WTNESS: -- pervious. |'msorry.
Thank you. Thank you.

There is a paver band at the curb and
then a concrete sidewal k.

The entry into the residential building
has sonme decorative pavenent.

At the building face, there is a plant
bed that is simlar to sonme of the plantings at
foundations at other buildings in Hoboken, where
there is a low planter curb and a decorative rail on
top of that.

And then the planting itself really is
reflective of the architecture in that, as this
graphi c proposes, it shows the brick treatnent
com ng down, and then the glazing. So the plant
material, whether it is evergreen, hedge or
ornanmental grasses to provide sonme seasona
interest, that's organi zed on those el enents of the

bui l ding, so taking that architectural treatnent and
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bringing it down to the grade plan.

Additionally, there are sone planters
that are proposed at those brick piers com ng down
to grade, and those are located at the face of the
bui | di ng.

The rooftop anenity space, the two
private terrace spaces have a conbi nation of
intensive, as well as extensive green roof
pl antings, so what that nmeans is it's a four-inch
soil profile. [It's an engineered soil. That is
| ocated right in this back area.

Then there is intensive planting.

I ntensive planting has an 18-inch soil depth, and
what it is doing is it is supporting sone |arger
plant material, some shrubs, |arger evergreen
shrubs, and that is |ocated al ong the back property
line to provide sonme screening to the adjacent
residents, for those adjacent residents, out towards
these private terraces.

To the south and north, there is
deci duous shrubs, a native shrub that's proposed
there to just soften that edge treatnent.

M5. BANYRA: M. Carman, howtall is
the plant shrub on the western edge, the mature

hei ght ?
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THE WTNESS: The shrub that -- it is
an arborvitae that's proposed in there, and it's
proposed to go in at six feet.

Arborvitae in this application wll
probably stay nore. It will probably be maintained
at about ten feet, | would inagine.

M5. BANYRA: D d you say an 18-inch
soil depth, or that was --

THE WTNESS: That 18-inch soil depth
woul d be for the deciduous shrub right along there.

In that back area, that would be 18 to
two feet. We do do that, those trees, in that
two-foot soil depth, and that is one of the reasons
that it does end of limting the size of that
speci nmen.

Dividing the terrace space is a
planter, and within that planter is an evergreen
hedge. It is a Japanese holly.

That concludes ny direct testinony
regardi ng the | andscape i nprovenents.

CHAI RVAN Al BEL: Thank you, sir.

Board menbers?

Pr of essi onal s?

COW SSI ONER COHEN:  Are there any

green roof elenents at all that are included in
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your -- | know there are sonme solar arrays that are
considered. Do you know if there are any green roof
el enent s?

THE WTNESS: On the uppernost roof,
the architect indicated that it is a white roof, and
it is solar. There is no living green roof up on
t hat upper rooftop.

COWM SSI ONER COHEN:  Ckay.

| s that because the solar panels take
up all of the space, or because the parts that
aren't solar panels are just a white roof instead?

THE WTNESS: | can't speak to the
exact reason or the extent of the solar panel.

COW SSI ONER COHEN: Thank you.

COWM SSI ONER MC ANUFF:  Are you putting
in an irrigation systenf

THE WTNESS: There is an irrigation
system yes.

COWM SSI ONER MC ANUFF:  Is it some kind
of water or catching stormmater and reusing it?

THE WTNESS: W are not intending to
harvest rainwater in the system

The green roof, the extensive green
roof would be -- the irrigation would just be for an

est abl i shnent peri od.
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The ot her deeper soil profile would
have a traditional irrigation system

CHAI RVAN Al BEL: Does anyone in the
public wish to question the w tness?

Pl ease cone forward.

COMWM SSIONER DE GRIM Ch, |'m sorry.

CHAI RMAN Al BEL: M apol ogies. Gve
M. DeGima chance.

COW SSIONER DE GRIM |'m sorry.
Thank you.

The arborvitae along the west wall
there, are they going to be in essentially a tray
that is two foot high, or how are they going to be
pl ant ed?

THE WTNESS: Right. That is within --
essentially there is a planter wall that is at that
edge, and the planter wall is for the paver system
because the paver systemis raised up a little bit,
it is probably about an 18-inch high wall. But
going down to the rooftop would be two feet of soi
volume. That width of it is -- the wdth fromthe
back wall to the front wall is five feet, four or
five feet by that two-foot deck.

COW SSI ONER DE GRIM Ckay.

So above the brick wall would be
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another 18 inches or two feet --

THE WTNESS: The exact --

COMWM SSIONER DE GRIM -- the existing
brick wall?

THE WII NESS: -- the exact detail of
the section through that in terns of the overal
hei ght of that brick wall to the finished floor,
woul d have to study it and get back to you.

| don't know exactly if we are picking
that up, up above the existing wall height. | wll
find that out.

COMW SSIONER DE GRIM So, in fact,

these terraces could, in fact, be -- the | evel of
the terraces is below the height of the wall, is
that --

THE WTNESS: Can | just confer with
the architect one nonent, or is that --

MR. GALVIN. Yes. You are not under
gruel i ng cross-exam nati on.

(Laught er)

(Wtness confers)

COMWM SSIONER DE GRIM No. It is not
supposed to be grueling.

THE WTNESS: It was indicated that

that --
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MR. GALVIN. Do you need a drink of
wat er ?

(Laught er)

THE WTNESS: -- it was indicated that
the height of the existing wall extends above the
finished floor elevation acting as a parapet wall,
so we wll not be building on top of that.

COW SSI ONER DE GRIM Ckay. Thank
you.

CHAI RVAN Al BEL: Jeff?

MR. MARSDEN: Yes. One real quick
questi on.

WAs consi deration given to providing
pervi ous pavenent in front to help feed the planters
and the trees?

THE WTNESS: Right now we have
conventional pavers. W did not |ook into doing
pervi ous pavers.

MR. MARSDEN: Ckay. Thank you.

CHAI RVAN Al BEL: The public quickly.

M5. RUDDEN: | have a quick question.

CHAI RVAN Al BEL: Thank you.

M5. RUDDEN. Can you -- these are
street side, correct?

THE WTNESS: Correct. They are right
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at the curb.

M5. RUDDEN. And are these planters al
up agai nst the curb?

THE WTNESS: There is centered on each
tree an eight-foot plant bed. It's not the whole
| ength, so for parallel parking --

MS. RUDDEN. So people can get in and

out of their cars?

THE W TNESS: -- correct, correct.
And that detail, there is a lowrail
that goes around that tree planter as well, and it

i's open on the street side.

M5. RUDDEN:. Street side, okay.

And nmy ot her question is: Beyond this
terrace here --

THE W TNESS: Yes.

M5. RUDDEN. -- do any of the rear --
are there any other rear facing units that will have
terraces, and if so, where?

THE WIITNESS: | don't believe there are
any other terraces. There are no other terraces on
t he back of the building, correct?

MR. AlELLC: The rear facing is only
the rear units, and it's only the two dwelling

units --
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M5. RUDDEN. These two shown?

MR. AIELLC. -- exactly, that are
connected to that area.

MR. GALVIN. Anyone el se?

Your nane, please.

M5. FUDIM  Elissa Fudim

So these things right here are
arborvitae?

THE W TNESS: Correct.

M5. FUDIM And you said that they
grow -- they are going in at six feet, and they grow
to how tall?

THE WTNESS: | would say in this kind
of condition, | would say they would max out at
about ten feet.

M5. FUDOM So in addition to the
hei ght of the one-story garage, there is now goi ng
to be addition -- additional sun blocking, and in
addition to the building of another ten feet above
t hat ?

THE WTNESS: That's correct, and those
were selected on ny part for the idea that | felt
t hat the nei ghbors would want sone additi onal
privacy viewng into this space and for these

residents | ooking to the neighbors.
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M5. FUDDM ©Dd you -- | nean, |
appreciate that you | ooked at privacy. W want
privacy, but did you also consider the visual effect
of looking fromthe yards, which |ine on Mnroe
Street, to |l ook out and that would be a line of
trees above the current structure that is there?

THE W TNESS: Yes, yes.

M5. FUDOM Are there smaller trees
that could be used or shrubs that woul d provide
privacy w thout conprom sing sunlight to those yards
t hat depend upon sunlight for our plants to grow?

THE WTNESS: Certainly the height of
t hese, that selection could be revised to sonething
lower. 1t could be.

MS. FUDIM  Ckay.

And then I m ght be m staken, but | had
t hought | had seen -- | could be m staken, but |
t hought | had seen sonething that there were al so
out door terraces on the top roof of the main
bui | ding, am | m staken?

Are there not? Are there green spaces
on the top roof --

THE WTNESS: | don't believe there are
green spaces, but --

CHAI RVAN AIBEL: M. Aiello, do you
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want to answer the question?
MR. AlELLC: There's only front facing

terraces. There aren't terraces along --

THE REPORTER |'msorry. Wat did you
say? | can't hear you.
MR. AIELLC: |'msorry.

M5. BANYRA:  Cone up.

MR. AlELLC: O course.

MR. GALVIN. Let's try to get through
this quickly, because | think the testinony so far
is there is nothing on the roof except solar panels.

MR. AIELLC: Correct.

On the roof plan, there are front
facing terraces, no rear facing terraces above --

V5. FUDI M So the other terraces face
Madi son Street?

MR. AIELLC: Correct.

MR. GALVIN. (Cood.

CHAI RVAN Al BEL: Anybody el se,
guestions for the | andscape architect?

Seei ng none.

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

THE W TNESS: Thank you

COW SSI ONER GRANA:  Second.
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CHAI RVAN AIBEL: Al in favor?

(Al'l Board nenbers answered in the
affirmative)

CHAI RVAN Al BEL: Ckay, M. Curley?

MR. CURLEY: | call Edward Kol li ng.

MR. GALVIN. M. Kolling, raise your
ri ght hand.

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

MR. KOLLING Yes, | do.

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

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

THE WTNESS: Edward Kol |ing,
K-o-1-1-i-n-g.

CHAl RVAN Al BEL: M. Chairman, do we
accept his credentials as a planner?

CHAl RVAN Al BEL: W do.

MR. GALVIN. Pl ease proceed, M.

Kol I'i ng.

THE WTNESS: | amgoing to cover a

little bit of the stuff that has al ready been

covered just to refresh everybody's nenory.
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The way the property is devel oped now,
there is a 50 foot wide industrial style conmercial
garage that covers a hundred percent of two of the
lots 50 feet wide by a hundred feet deep.

To the north of that is a lot that's 75
by a hundred, and that is covered with asphalt, and
it has open parking in it today.

The proposed devel opnent woul d naintain
the footprint of the one-story garage structure and
| eave the open parking where it is, build a
bui l ding, a 65 foot deep residential building at the
front property line fromthe side property line to
side property line, so that is howit would |ay out,
so the open parking that is there today would
continue to exist and be reconfigured in the rear
corner. The rest of the parking would be under the
bui | di ng.

There will be 18 dwellings units. A
certain nunber, it appears, | think there is five
f our - bedroons and three three-bedroons, and then the
rest are two-bedroomunits, so there's a m xture of
units.

You heard about the sol ar panels.

The reflective white roof is also a

green el enent.
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Today the property drains conpletely
into the street or into stormdrains on site and
imediately into the sewer system W wll be
creating a detention systemthat will reduce the
runoff and then capture it all and then release it
sl oW vy.

The surroundi ng nei ghborhood is
residential. |It's a mxture of heights, nostly
three to six stories.

| mediately to the north, there is
Col unbus Arns, which is a six-story building. The
next two structures are also six stories.

Across the street there is a series of
smal l er buildings comng in fromcorner of Fifth
Street, but then the buildings go taller again. |
believe they're five stories there.

Directly behind the site, | believe
there's a five and a six-story, but as you continue
north, they range fromthree, four, five stories, so
there is a mxture of heights in the area. The
property is about six or seven blocks to the 9th
Street light rail system

The site is in the R3 district, which
permts the residential uses and permts the

accessory parKki ng.
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We are not asking for a parking
variance. There are 35 parking spaces that will be
mai ntai ned on site. There are currently already 20.
The 20 that are on site, nmy understanding is they
are required to be dedicated or utilized by another
building that is off site. | amnot sure what
building that is, but those 20 will be maintained
for those purposes. W wll then have another 15
spaces.

The requirenent for the 18 units is 13
par ki ng spaces. There's the residential parking
standard, which is one per unit after the first
five.

The variances that we are asking for --
so it is not a density variance obviously.

The variances that we are asking for
i nclude height in ternms of both feet and nunber of
stories. 40 feet are permtted, which would be four
stories inclusive of the ground floor parking. W
are asking for 55 feet and five stories, which is
four stories over the parking.

The | ot coverage is 60 percent. As you
know, the | ot coverage and buil di ng coverage -- or
| ot coverage is defined the sanme as buil di ng

coverage in Hoboken, so the | ot coverage is 60
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percent. W are asking for 79 percent at the ground
floor with the existing portion of the garage that
we are nmaintaining. Above that will be 65 percent,
because the building that is being constructed over
that is a pretty straightforward rectangle, 65 feet
deep by the 125 feet in w dth.

We are asking for a front yard vari ance
at zero feet. The existing building on site is at
zero feet, and the rest of the block, as you can see
fromthe diagram is also at zero feet, so we
mai ntai n the sane street |ine,

The roof coverage is 34.5 percent
versus the maxi rumof 10 percent. |In that regard
the actual equipnent is nmuch |ower than that and
under the 10 percent. However, because we have the
terraces that are there counted as roof coverage
brings us over the limt.

Looki ng at the master plan, | believe
that this building pronotes conpatibility in scale
and density and design and orientation of the other
structures on this site. It is the way it is
oriented for the street. |Its height is conparable
to other buildings and in the range of heights on
the block and on the street frontage. It also has a

density that's permtted, so it is consistent with

95
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t hat .

Anot her recommendation in the master
pl an tal ks about green architecture requirenents,
and the architect went through that already. Sol ar
panels, a white reflective roof, a detention system
car charging stations. The green roofs that are on
the lower terrace all fall into that category. W
are providing additional street trees, which is al so
one of the recommendations in the master plan.

Wthin the housing el enent, we have al
tal ked many tinmes about the famly-friendly units
aspect with the idea of providing diversity unit
types, which this does by providing two-bedroom
t hr ee- bedr oom and f our-bedroom uni ts.

Al so the idea of a quality housing
quality nodel, which again tal ks about assigni ng
points to larger units, three-bedroons or |arger,
which this project does. | believe there's eight or
nine altogether that are three or four-bedroons.
And then we're tal king about average unit sizes, and
when you' re averaging unit sizes, that nmeans that in
addition to your smaller units, you have to have
| arger units, which again this project does.

The property does not have any open

space as it is today, and as proposed, there would
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be none at grade level. |In order to mtigate that
effect, you have seen the terraces that are being
provided in the rear of 35 feet over where the
garage is today, so the intent there is to mmc
what a rear yard would be in that |ocation

So, again, we are asking for a height
vari ance, and the main driver behind that is the
idea of creating these larger units. You could fit
18 units into three residential floors, but the
units woul d have to be snmall er necessarily because
you would lose the entire top floor, and then that
space woul d have to be then absorbed into | ower
three floors, because this density is a permtted
density, and we are not asking for a density
vari ance.

The height, though, is in keeping in ny
mnd with what really is already on the bl ock, so |
don't see any detrinent in terns of the detrinment to
the character of the area, because | think that the
parcel can accept this added hei ght w thout
substantial detrinent to the character of the area
or in terns of substantial detrinment to the zone
pl an.

The fifth floor is set back in the

front totry to, again, mtigate any visual inpact
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of the added floor as well.

So I think we actually are consi stent
Wi th the recommendati ons of the master plan to
pronote conpatibility in scale, density and design.

| also believe that we advance the
pur pose of the zone plan, which tal ks about in the
R3 District, to advance the achi evenent of a viable
resi dential nei ghborhood.

We are renoving an open parking | ot
fromthe street scape and the industrial-style
building and replacing it with a fully residenti al
structure with accessory parking, so | think that
advances that purpose of the zone plan.

| have al ready nentioned the | ot
coverage being 79 percent primarily because we are
preserving the portion of the existing building.
Above that, we're 65 percent. That's not really --
but we still are having or creating a 35-foot deep
setback at the rear. So notw thstanding the fact
that we're five percent over on the coverage, we are
i ncreasi ng or exceeding the rear yard set back.

The added coverage, especially at the
ground |l evel, allows us to continue to hide parking
on the ground | evel of the building, which is one of

the recommendati ons al so of the master plan, and
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again, the project in general advances the

achi evenent of the viable residential neighborhood,
so | think we are pronoting both the purpose of the
master plan and the zone plan. 1In that case the
variance really could be granted under the C2
criteria where the benefits woul d outwei gh the
depart nent.

The additional coverage, |like the
addi tional floor, also provides the additional floor
area, as their architect described for the way the
units can then be |aid out.

The front yard requirenent is five to
ten feet, | believe it is. W are asking for zero.
Again, that is the prevailing setback. This is a
common vari ance that cones before this Board.
Again, the idea is to continue the street scape.
It's a better approach to urban design and
devel opnent, and | think that in that case we al so
are under the C2 criteria.

Roof coverage is primarily the result
of the additional coverage caused by the roof
terraces on the second and the fourth floors. But
for those, the roof coverage would only be -- it
woul d be | ess than 10 percent, so we wouldn't have

the variance at all, but the terraces provide the
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ability to provide outdoor |iving space, which again

supports famly-friendly units, and | think that
that, again, creates a C2 type of variance, where
t he benefits outweigh the detrinents.

So I think that the positive and
negative criteria have been net for all of the
vari ances request ed.

We al so advance the purposes of the
Muni ci pal Land Use Law in terns of guiding the
appropri ate use and devel opnent of the site in a
manner that pronotes the general welfare. W are
renovi ng open parking and an industrial style
building and replacing it with residential housing,

including famly-friendly and ADA accessible units,

so | think that that advances the general welfare in

t hat regard
The project has a density that's

consistent with the zoning district, and therefore,

pronotes the establishnment of appropriate popul ation

density, and that's Paragraph 2(b) of the purposes
of the Municipal Land Use | aw.

| think the site given its |larger size

provi des sufficient space in an appropriate |ocation

for the proposed residential use, and it does have

par ki ng, which is Paragraph 2(g).
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| think the project pronotes a
desirabl e visual environnment by renoving the
i ndustrial commercial -type structure and open
parking and replacing it with an attractive
residential building, so | think we pronote those
pur poses of zoning.

The variances will not substantially
inpair the intent and the purpose of the zone plan
and actually will advance the purposes of the R3
district, and | don't believe that the granting of
the variances wll result in a substantial detrinent
to the public good either, and because of the | arger
size of the site and the ability of the site to
accommodat e the added height, and that pretty much
is the end of ny testinony.

CHAI RVAN Al BEL: Thanks.

MR. CURLEY: M. Kolling, just one
thing: The open parking nowis visible to the
street. |Is that correct?

THE W TNESS: Yes.

MR. CURLEY: And if the project is
approved and built, it would not be?

THE WTNESS: That's correct. The
entire street scape wll now be replaced with the

new residential building, and a significant portion

101
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of the parking for the rear wll also be covered by
over hang of the building over sone of the parking
that is currently exposed.

MR. CURLEY: | have no other questions.

CHAI RVAN Al BEL: Thanks.

Board menbers?

Do you want to start?

COWM SSI ONER GRANA: M. Kol ling, there
was earlier testinony that this project m ght
qualify as an adaptive reuse, and sone of the walls
are being retained. Do you agree with that
assessnent ?

THE WTNESS: Typically an adaptive
reuse i s preserving nmuch nore of the building, so |
don't know if |I would go so far as to call it an
adaptive reuse, although I think that the
preservation of the walls that are being preserved
is still beneficial because it neans that during the
construction phase, the properties that adjoin those
walls will probably disturb to a | esser extent.

COWM SSI ONER GRANA:  Ckay. And by --
if this application were approved then, we would be
pronoting a positive visual environnent, so nothing
will remain of any existing structures on the site.

W will renove industrial uses and replace them al
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with residential?

THE WTNESS: Correct.

COW SSI ONER GRANA:  So if | | ook at
t he ordi nance on the 60 percent | ot coverage, what
do you believe would be the intention of that 60
percent ?

THE WTNESS: Well, typically if you
back into what required setbacks are, it is five to
ten feet in the front and 30 foot in the back, and
so you kind of create your envel ope, and so the 60
percent kind of falls in there.

Usual ly coverage is a to allow for an
open area to allow for rain to percolate the soi
and those types of things, areas for |andscaping
that are not the covered by the building, and that
sort of stuff.

| think in this case because of the
need to preserve those parking spaces, we weren't
able to create that naturally, but today all of the
water drains directly fromthe site. W have been
able to sort of acconplish that goal artificially
wi th detention systens and through the ability of
putting a | andscaped area on the roof of the
exi sting buil di ng.

COWM SSI ONER GRANA:  Ckay.
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So with the renoval of the existing
structure and erection of this new structure, we
wll in fact retain all of the existing parking, and
we will add new parking that wll effectively be 100
percent | ot coverage on the ground floor?

THE WTNESS: A hundred percent
coverage --

COW SSI ONER GRANA:  Effectively 100
percent | ot coverage --

THE WTNESS: -- right, inpervious
surface

COWM SSI ONER GRANA:  -- i npervious on
the ground floor. Ckay.

Thank you.

CHAI RVAN Al BEL:  Ckay.

Any ot her Board nenbers?

MR. GALVIN. Go ahead.

CHAI RVMAN Al BEL: Let nme just ask a
coupl e of questions.

What is accessory parking?

THE WTNESS: What is accessory
par ki ng?

CHAI RVAN Al BEL: Under the code, what
does accessory parking nmean under the code?

THE W TNESS: An accessory use has to
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i ncl ude accessory to another -- to a principal use,
and a principal use on the sane site.

CHAI RVAN Al BEL:  Ckay.

THE WTNESS: So we are providing that
for this building.

The other parking that is there was
approved by a previous resolution by a previous
Board for an off-site --

MR. GALVIN. Tine out.

What does that have to do with
anyt hi ng?

Do you have a position on that?

CHAI RMAN AIBEL: | nean, M. Curley --

THE WTNESS: | probably answered nore
of the question than | needed to.

(Laught er)

The parking that we are providing is
accessory.

CHAI RVAN Al BEL: For the units in the
bui | di ng?

MR. CURLEY: Yes.

CHAIl RVAN AIBEL: M. Curley, are you
going to give us any evidence of what this other
par ki ng arrangenent is?

MR. CURLEY: The only evidence that
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exists to ny mnd is the certificate of occupancy
for the other building. | believe |I had the address
wong previously. That building is |ocated at 530
to 532 Jefferson Street. It's COd. |It's

conti ngent upon and conditi oned upon revision of the
parking at this site.

A search was conducted as to Pl anni ng
Board and Zoni ng Board records, and nothing was
produced as far as a file with respect to that
appr oval

CHAl RVAN Al BEL: So, M. Kolling,
woul dn't the parking, assuming it exists under this
C of O how can that qualify as accessory parKking
for this particular site?

THE WTNESS: Well, it couldn't. That
is why it would have to have been granted by sone
previ ous Board acti on.

You can grant -- and | don't have the
ordinance in front of nme, but | recall that parking
can be considered a conditional use, but --

MR. GALVIN. In an R3 zone, parking is
a -- a public parking facility is a conditional use
in that zone. | can confirmthat.

THE WTNESS: So it nmay have been done

under that action, that because this other building
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was i n the nei ghborhood, it was approved as a
conditional use to support the other building. To
be honest, | don't know t he answer.

CHAI RVAN Al BEL:  Ckay.

MR. GALVIN. | can't find what the
conditions are for that, so | amworking on that.
|"msorry | didn't have that for you, but --

CHAl RVAN AIBEL: So tell ne, what is
the public benefit of using a hundred percent | ot
coverage to take care of surface parking?

THE WTNESS: Well, there's two things

One, we are able to continue to provide
the parking that's there, so that those cars wll
not end up on the street, and we can neet the
requi rements for parking of this subject building,
the new 18 units. Also by a allowing for the
addi tional building portion of that coverage, a
majority of the parking will be enclosed within the
building. It will not be exposed.

| believe that it's one of the
reconmendati ons or goals of the master plan is to
try to hide the parking, so that it's not open to
the public or visual to view

CHAI RVAN AIBEL: | think you testified

that you mai ntained a 35 foot setback on the north
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side of the property?

THE WII NESS: For all of the new
construction, yes.

CHAI RMAN Al BEL: But, in fact, you have
surface parking back there, sois it fair to say
that's a 35 foot setback?

THE WTNESS: Well, the 35 foot setback
is measured to the rear face of the building.

CHAI RVAN Al BEL: Fromthe rear face of
t he buil di ng, okay.

So basically your testinony is that you
are obliged to provide an inpervious surface over a
hundred percent of the | ot because of this parking
arrangenent, whatever it is?

THE WTNESS: That's part of it, yes.

CHAI RVAN Al BEL: Board prof essional s,
anybody el se?

M5. BANYRA: | had a question.

M. Kolling, can you just indicate,

Col unbia Arns, was that an adaptive reuse?

THE WTNESS: | don't know.

M5. BANYRA: You don't know if it was
in a former industrial building, you can't tell?

THE WTNESS: | couldn't tell. It

| ooked to ne that it was constructed as residential,
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but very institutional |ooking.

M5. BANYRA: Yes, okay.

And | guess, and |'mwondering, the
guestion | had was about mtigating the hundred
percent inpervious coverage that the Chairman asked.

Was anyt hing | ooked at to do sone kind
of terrace, open air terrace?

And you have an open air backyard.

t hi nk your testinony was that usually the backyards
are for an inpervious area and greenery or anything.

Was there any condo terracing,
| andscape terracing or sonething that could soften
that, maybe inprove air quality, was any of that
consi der ed?

THE WTNESS: No. The two things that
we | ooked at, that | know of, were the idea of
di sconnecting the current drainage that goes
directly into the sewer system and then having it
drain into the detention systemand then to use the
roof area over that on the existing industrial style
bui l ding as a | andscaped area. But in terns of
creating a trellis or sonme other way of screening
the parking, | don't know of any other attenpt at
t hat .

M5. BANYRA: | think your testinony on
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the front facade was that it's at zero foot, so
you're going to maintain that. Part of the front
facade is actually being renoved, correct, at zero
set back?

| think that was the testinony.

THE WTNESS: Yes. W are maintaining
t he sanme |ine.

M5. BANYRA: R ght. Ckay.

CHAI RVAN Al BEL: Are you okay?

COWM SSI ONER GRANA: | know, Denni s,
you' re not allow ng twosies.

MR. GALVIN. No, no, no. Board
menbers --

COWM SSI ONER GRANA:  Just be polite.

(Laught er)

M. Kolling, there was previous
testinony that the fifth floor was necessary in
order to accommbdate larger units on the site.

Do you agree with that, or could |arger
units be accompbdated on the site with a buil ding
that was within the required vari ance?

THE WTNESS: | don't -- well, let ne
answer it this way.

The permtted density in the area is 18

units, and that's what the devel opnent programis.
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So having 18 units with less floor area, the units
wi Il necessarily shrink, so they would be snaller,
so you couldn't have the larger units, and they'l|
doit in a four-story building with 60 percent
cover age

COWM SSI ONER GRANA:  Thank you.

CHAI RVMAN Al BEL: Let nme open it up to
t he public.

Does anybody in the public have
guestions for the planner?

Pl ease cone forward.

M5. FUDIM  Elissa Fudim

Just to piggyback off the | ast
guestion, | understand that the density requirenents
all ow you to have 18 units, but you don't in fact
have to have 18 units.

THE WTNESS: True. You could have no
units.

(Laught er)

M5. FUDIM  You could have 12 or 13
units?

THE W TNESS: Correct

M5. FUDIM But if you had fewer than
the 18 units that you're permtted wthout having

the additional floor, you could certainly in 36,000
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square feet have three and four-bedroom units?

THE WTNESS: That wouldn't be up to
me, the answer, because the devel oper would have to
decide if he wanted to build that, so I couldn't
answer it.

M5. FUDOM Well, | amnot asking if
you wanted to or not. But if it was physically
possi bl e to have three and four-bedroomunits in
35, 000 square feet of space.

THE WTNESS: | have gone through these
types of questions many tines, in other words, "Is
it physically possible.”

For it physically to be possible, you
could lay two bricks on top of each other and add
enough bricks to make it into a building, but those
bri cks have to cone from sone place. Deliveries
have to cone fromsone place. Sonebody has to buy
the materials. Sonebody has to pay the |aborers, so
| don't knowif it's possible.

M5. FUDIM  So your answer is you don't
know if it's possible?

THE W TNESS:  Yes.

MS. FUDIM  Ckay.

You said that you considered the

detrinents to the nei ghborhood and that having the
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additional fifth floor will not create a detrinent
to the surroundi ng character of the nei ghborhood.

THE W TNESS: Yes.

M5. FUDIM  You did not consider or
mention at |east the detrinment that woul d be created
fromdi m ni shed sunlight due to an additional 15
feet on your building.

THE WTNESS: Well, you are right, an
addi tional 15 feet, because w thout the additional
15 feet you could still have a 40-foot tall building
that would be 30 foot fromthe rear property |ine.

So the question is: Wuld 15 feet
that's now 35 feet fromthe rear property line stil
constitute a substantial detrinent.

| would argue that it wouldn't. The
sun does cone up in the east and goes to the west
and goes to the south as it waps around, so in the
very earliest part of the day, I'msure it casts a
shadow in the winter, |I'msure, but once it noves
past a certain tinme of day and a certain tine of
season, | don't think that the dim nution of
sunl i ght would be that significant.

That being said, | have not done a
study, so | couldn't really attest to that.

M5. FUDIM Ckay. You al so keep
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tal ki ng about substantial detrinment to the
nei ghbor hood - -

MR. GALVIN. There's a reason.

M5. FUDOM -- well, it's up to the
detrinment. |It's about detrinent. |It's not --

MR. GALVIN. No. |It's about the
standard, is there a substantial detrinmental. Al
proj ects have sone detrinent, and the courts
recogni ze that. So the standard they have to
satisfy, and every case that we have has to satisfy,
is there a substantial detrinment to the surrounding
property owners.

M5. FUDIM Because | | ooked up the
code earlier, and nunber 20 said under C vari ances,

it just says detrinent --

MR. GALVIN. | teach --
M5. FUDOIM -- | believe --
MR. GALVIN. -- teach for Rutgers, New

Jersey Planning Oficials --

M5. FUDOM -- | believe you, but I'm
just saying that's what it says in the code --

MR. GALVIN. -- the standard is --

THE REPORTER. |'msorry, but you can't
speak while the attorney is speaking.

THE REPORTER: You teach for?
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MR. GALVIN. It doesn't matter who |
teach for, but the point is, with all due respect,
we do use that interchangeably. W know that
there's a standard that has to be net, and that is
substanti al .

You know, the Suprenme Court argued over
the word "such" the other day and what it neans. W
are not going to do "substantial" here, so just go
ahead and ask hi myour question.

M5. FUDIM That was ny only note that
| saw, "substantially outweigh any detrinent," but
it just said without detrinment to the public good in
the code when | |ooked it up a few m nutes ago.

MR. GALVIN. No problem

CHAI RVAN Al BEL: Anybody el se have
guesti ons?

MR. D ALESSIC. Mark D Al essio again.

Just to clarify, soin this
construction you are putting 35 parking spots for 20
t hat have been already all ocated to anot her
bui | di ng?

THE W TNESS:  Yes.

MR. D ALESSIC. So you are only adding
15 parking spots for 18 units?

THE WTNESS: That is conpliant with
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MR. D ALESSIC: Yeah, but then | wll
speak to that in ny comments to save tine.

CHAI RVAN Al BEL: Ckay. Thank you.

Anybody el se, questions for the
pl anner ?

Seei hg none?

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

COW SSI ONER GRANA:  Second.

CHAI RVAN AIBEL: Al in favor?

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

CHAI RVAN Al BEL: Coul d we have a
five-mnute recess?

THE REPORTER:  Yes.

116

CHAI RVAN Al BEL: What do you have left?

MR. CURLEY: | may have a request.

MR. GALVIN. kay.

CHAI RVAN Al BEL: For our court
reporter, we will take a break.

(Laught er)

Five after nine, please, everybody be
back.

(Recess taken)
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CHAI RVAN Al BEL: Thanks, everybody.

And to the HOPES peopl e, thank you for
your patience.

M. Curley, you have a request?

MR. CURLEY: Yes, M. Chairnman.

| would request to carry the neeting to
a new date for us to be able to conduct a nore
t horough search of the city records concerning the
parking that is on the site and servicing the
property at 530-532 Jefferson.

We did an earlier search that did not
di sclose a resolution or a file for that. However,
it has been pointed out that there were places where
searches have not been done, such as the building
departnent and the zoni ng departnent.

CHAI RVAN Al BEL:  Ckay.

So let ne say this. W wll cone back
to an adjourned date or a carried date, but what we
woul d like to propose right nowis to open it up for
public comrent, subject to the public's right to
come back at a carried, the next neeting, to listen
to M. Curley's additional proof, and if there are
addi tional coments that are required based on that
addi ti onal proof, you will have that opportunity,

but everybody is here.
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| f you would like to come up and nake
your comments right now, that's fine.

| f you choose -- | don't know, do we
want to | eave open the possibility that we give a
brief public coment opportunity at the next
nmeeti ng?

MR. GALVIN. How nmuch room do we have
on the 31st?

M5. CARCONE: We have three
appl i cati ons schedul ed.

CHAI RVAN Al BEL: No way can we carry --

MR. GALVIN. Let ne just talk plainly
to the public.

| thought the right thing to do is:
You' ve been here. You are engaged. You have
t houghts. You want to tell us how you feel. W
will take those comments now, and then that would
pretty much cl ose your coments.

When we go to the next neeting, M.
Curley is going to bring in very little information
about the parking easenent, and he is not going to
reopen the case and do all kinds of new stuff.

You are allowed to ask questions of
that newinformation. | think it would be okay for

you to comment on that new information, but what |
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woul d prefer, like | was saying, no twosies.
woul d prefer that you not conme back and repeat
exactly, you know, if we were to |l et you speak at
that tinme, that you not say the sanme comment that
you are maki ng now.

| s that okay with everybody?

Is that fair?

THE AUDI ENCE: Yes.

MR. GALVIN. The other thing is there
are Board nenbers who aren't here who are going to
read this transcript. You have to have confidence
that they're going to read the transcript. | know
that they are going to read this transcript, so
they're going to probably be fresher than we are,
because they woul d have | ooked at it nore recently
than us. Al right.

CHAI RMAN Al BEL: |Is that acceptable,
M. Curley?

MR. CURLEY: Yes, it is.

Thank you very nuch.

CHAI RVAN AIBEL: So let me open it up
to the public for coment.

Anybody wi sh to nake a comment on the
case?

MR. GALVIN. Who wants to go first?
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CHAI RMAN AIBEL: Sir, cone up.

MR. GALVIN. She mght want to go
cl eanup, | think.

(Laught er)

MR. GALVIN. You don't put Al ex
Rodriguez up first, right?

(Laught er)

CHAI RVAN Al BEL: So we need your nane
and address.

MR. D ALESSIC:. Mark D Al essio, 520
Jefferson Street.

MR. GALVIN. Raise your right hand.

MR. D ALESSIC. |I'msorry.

MR. GALVIN:  You don't have to be
sorry.

Do you swear to tell the truth, the

whol e truth, and nothing but the truth so help you

God?

MR. D ALESSIC: Yes.

MR. GALVIN. Al right. Thank you.

So that makes you Derek Jeter.

(Laught er)

MR. D ALESSIC. | am obviously here for
the parking issue. | liveinthe region -- | live

in the area, and | park on the street, so |l wll try
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to be brief.

But | think this project exenplifies
the parking issue in Hoboken in general in that
t hese constructions go up like large units,
mul ti-bedroomunits, and only a m nimal anount of
parking facilities for the people that are going to
be living there.

And in this case, they are using a
hundred percent | ot coverage to put in 35 parking
spots, 20 of which aren't even going to be used for
t hat buil ding, because they are allocated somewhere
el se.

Okay. The reason why | asked whet her
it was going to be a rental or owner occupied is
because | believe if it is owner occupied, there is
nore propensity for the people to actually use the
parking spots that are in the building.

If it isrental, that is probably |ess
likely. And not only that, but if it is rental,
sonme of those four-bedroomunits m ght be rented by
four adult people sharing an apartnment because of
the affordability and parking their cars in the
street since there is none avail abl e under the
bui | di ng.

Okay. The other thing is -- the other
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point | was going to nmake is the allocation of the
parking lot to the units is inportant as well for
the very sanme reason

| f sonebody is living there, do they
have to pay extra for parking?

I f they are buying the unit, does it
come with the unit they are buying, or do they have
to rent that parking forever nore?

And then again, the sane issue: Does
that force those people to forego actual ly payi ng
for parking in that building, even though it is
limtedly avail able anyway and park in the street,
and therefore, make the streets nore crowded for
peopl e who are actually not parking off-street
par ki ng?

Ckay. You know, the current |aw, which
says the nunber of units mnus five, it helps, but
it is really not enough. Ckay?

Perhaps it shoul d be nunber of bedroons
m nus ten percent, so therefore, that will alleviate
a lot of these parking issues that | have been
raising to sone of the people in this roomactually
for many, many years since | have been |iving here,
and that is ny conments.

| al so think perhaps, you know, this
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previously, perhaps this is too anbitious of a

project for that lot, given the allocation of

par ki ng spots to other |locations. Perhaps if they

downsi ze the project, the parking situation that I’

concerned wth and the height situation and sonme of

the other issues that sonme of the other people

rai sed woul d go away as wel |l .

coment ?

whol e truth

God?

t he record.

| ast name?

CHAI RVAN Al BEL: Thank you.
COWM SSI ONER GRANA:  Thank you.

CHAI RVAN Al BEL: Anybody el se wish to

Come on up.
MR. GALVIN. Raise your right hand.
Do you swear to tell the truth, the

and nothing but the truth so help you

MR. SAM DA: | do.

MR. GALVIN. State your full name for

MR. SAM DA: Dext er Sam da.
MR. GALVIN. Street address?
VMR. SAM DA: 505 Newar k.

THE REPORTER: How do you spell your

heard

123
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MR. SAMDA: S-a-mi-d-a.

THE REPORTER  Thank you.

MR. SAMDA: As | nentioned, | ama
joint owner of a unit in 505 Newark. | strongly
object to this proposal.

In my opinion, this building sounds
like a nonstrosity. It is wde. It's deep, and
it's tall.

The height nmeans that the building wll
crowd out sunlight, reduce privacy, and destroy
views. Qur views were inpeded by the building that
the architect nentioned across the street, and they
are going to be further dimnished by this building.

They conpared the height to the Knights
of Col unbus building that is sort of north of it.
That building itself is an eye sore. |If that is
what they are going for on this one, that is the
wr ong nodel .

The roof coverage will be an additional
eye sore for us.

In sum | think what this project gains
is reducing the property values for its neighbors.

Thank you.

CHAI RVAN Al BEL: Thank you, sir.

Anybody el se wish to comment ?
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Conme forward.

MS. RUDDEN:. | have sone phot os that

wanted to show t hem - -

Curley first.

Street, Unit

whol e truth

God?

depart nent ?

N- 6.

M ster --

MR. GALVI N: Yes. Show themto M.

M5. RUDDEN: Joann Rudden, 505 Monroe
1A

| think I was sworn al ready.

MR. GALVIN. No, you haven't.

Rai se your right hand.

Do you swear to tell the truth, the

and nothing but the truth so help you

M5. RUDDEN: | do.
MR. GALVIN. Thank you.
Show the photos to M. Curl ey.

VWhat are we up to in the "N’

M5. CARCONE: In the "N," we are up to

(Counsel and Ms. Rudden confer.)
MR. GALVIN. Are you guys okay?

M5. RUDDEN. | do have sone phot os,

MR GALVIN: W have to mark them Do

125
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we have the things to mark then?
MS. CARCONE: They were on the table.

| have nore here.

MR. GALVIN. | appreciate that. As |
said earlier --

M5. RUDDEN: | will edit them down.

M5. CARCONE: How many do you have?

M5. RUDDEN. | amediting.

MR. GALVIN. N6, N7, and N-8. She's

got to have a couple.

Go ahead.

M5. CARCONE: N-7 and N-8.

M5. RUDDEN: | have si X.

MR. GALVIN. N9, N 10 and N 11.

That's si Xx.

M5. RUDDEN: On the front or back does

it matter.

M5. CARCONE: The front is fine.

(Exhibits N-6 through N-11 marked.)

CHAI RMAN Al BEL: Ckay, please.

M5. RUDDEN. M/ nmain concern about this
building is the sunlight. | have been a resident of
505 Monroe Street for 12 years. | have been a

Hoboken resident for 20 years. Hoboken is ny hone.

| would like to stay in Hoboken and raise ny famly
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maj or concern to ne.

There was, when | purchased, a single

fl oor garage that was built -- that was falling down
and was next to nme. | was told it wuld be a
one-floor structure that would replace it. It is

three floors.

So | just wanted to show ny yard, what
you are seeing here, | took this picture. This is
approxi mately 2005 --

MR. GALVIN.  \Well done.

M5. RUDDEN. -- so ny yard faces the
open parking lot right now, so that's what you're
seeing. M fence just divides fromthat yard.

So at one point it was |like Ireland
back there.

(Laught er)

| had grass back there, and then this
bui | di ng went up next to ne.

| had to tear out the grass, tear out
t he vegetables, tear out all of the shrubs because
t he sunlight was gone. Nothing grew. So | don't
need a test to tell me, | have proof that nothing
grows back there except if it is sonmething that is

in the shade and grows in the mddle of the
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af t er noon.

The sunlight -- it starts to cast a
shadow t here depending on the tine of year between
one and two o' cl ock.

This one is just a different view of
t hat existing garage that faces ny nei ghbor's yards.
So, as you can see fromthere, | have sunlight
still, but I don't always any nore.

COW SSI ONER COHEN:  Excuse ne.

Can you pass them around, so we can see

t hen?

MS. RUDDEN: Yes.

This is the view fromny son's bedroom
He has sunlight. | nean, not to be dramatic here,

but | honestly wake up with ny son, and | open up
the blinds and | say, "Let's say good norning to

not her nature,” and it is going to be gone, and that
is really distressing to ne.

This, | ama little confused wi th what
we were tal king about of how we are actually going
to handle the drainage. But if it does help, these
phot os just show the yards after Hurricane Sandy.
There is 27 inches of rainwater that spanned from ny
yard, ny neighbor's yard -- from 505, 507 to 5083.

That is those.
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This one just shows a different view
503 is a newer building, so all of the debris that
you are seeing back there is because it wasn't
conpletely built at that tinme, but | wanted to show
that the flood spanned all three yards, so sunlight
may be a concern.

The sound -- so | am concerned al so
about the sound. Once 503 went up, it is like this
tunnel effect back there, that whenever sonebody is
out on their terrace, very nice people, but it is
like they are standing right next to ne. | can be
in nmy bedroom and hear every single sound of anybody
who is out on that bal cony, so just the sound.

The privacy is a major concern for ne
that | amgoing to be -- | won't have that terrace.
| amgoing to have a brick wall right in front of
me, so ny property value is dimnished. | bought
that place specifically because of the yard feature
and the open space that was in front of ne.

COWM SSI ONER GRANA:  Thank you.

CHAI RVAN Al BEL: Thank you.

CHAI RVAN Al BEL: Anybody el se,
guestions?

Yes, sir.

Pl ease conme forward,
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MR. GALVIN. You have al ready been
sworn, but you have to state your nane again for the
record.

M5. FUDIM  Elissa Fudim

| had given you guys sone exhibits that

| would like to hold up, but I don't know where they

went .

Ch, thank you. Thank you.

| ama resident at 503 Monroe Street on
the ground floor. Unlike Joanne, | amnew to
Hoboken. | bought ny property in June, and | |oved

Hoboken for a long tinme, and | had been | ooking for
a property here for two years, and | nade five
offers on properties that | lost in bidding wars.
My sole qualification or ny main thing
| was | ooking for was a | arge yard that got
sunlight, and so I know from nmaking five offers on
properties before getting this one, that the added
expense of having a yard |ike that adds about a
hundr ed-t housand dollars to the cost of a property.
After purchasing ny property, |
conpl etely relandscaped ny yard and nade substanti al
investnments in that regard as well.
Unl i ke Joanne, | amluckier in that ny

yard does still get a lot nore sunlight than her
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yard gets, and it is really a very charm ng space,
and | had took these photos that show the wall
that's directly behind it.

So one of ny first big concerns is the
retention of this wall. | was very glad to see that
the planner was planning to retain it, but as one of
t he Board nenbers nentioned, | have concerns about
whet her or not that is actually going to be
feasible, and what they are going to do to ensure
t hat .

This picture depicts all of the
pl antings that were just conpleted at ny expense and
| andscapi ng.

This one shows ny property, as well as
a tiny piece of the yard of one of ny nei ghbors next
door.

The fact that the entire back wall,
whi ch faces east, is all glass windows. There is
anot her wi ndow here, which is also all w ndows. And
then the charmof the ivy that grows along this
wall, it is really Iike a secret garden within
Hoboken, and it has trenmendous historical charm and
| hope that that woul d be retained.

Wth respect to ny objection to the

hei ght variance, | nmean, | understand they are
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entitled to build, and that there will be at |east a
four-story building there, and that is the nature of
a growi ng comunity. | understand that, but | don't
t hi nk we can downpl ay the inportance of what that 15
feet differential neans.

When we spoke to a bunch of the
gentl emen who testified today, it seened that no one
had gi ven any consideration to the detrinent that
woul d be -- the increased detrinent that woul d occur
due to that additional 15 feet.

| heard sone reference by the
architect, in fact, that, well, once you hit the
af ternoon, you don't have any shadows. Fi ne.

Vll, our yards all face east, so the
afternoon light is conpletely irrelevant to this
di scussion. That is going to cone fromthe west.
That's not even the sane side.

We all face east. These are east
facing units and east facing yards on Monroe, and so
our nmorning sunlight will be adversely affected by
the additional 15 feet that are going to go up next
to us.

This is a massive building. The
average wdth of a building in Hoboken is 25 feet.

This building is five tinmes that. It is 125 feet
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|l ong by 65 feet deep. Their proposed building is
over 40,000 -- it's even nore than that, the
nunmber -- square feet, and they have admtted that
even W thout the additional floor, it would still be
close to 37,000 square feet.

Yet, when asked if it would be possible
to have three and four-bedroomunits in a 37,000
square foot space, we heard a |ot of thunpering and
peopl e not wanting to conmt, but | think comon
sense would tell us that you can build three and
four-story apartnments in a 37,000 square foot unit.

| also would like to voice concerns
about the -- and object to the variance, which is
seeki ng the roof coverage for the outdoor space. As
t he person who faces that charmng brick wall, |
have concerns about the fact that now there is going
to be terraces here and ten foot tall arborvitae,
and presumably whatever trees they place there,
whoever is living there, could choose to repl ace
those trees with sonething else. Maybe they will be
20 foot tall trees. Maybe there will be trees that
| ose their leaves in winter, so now | amcleaning up
all of the foliage as well.

And so | would object to the fact that

there woul d be rooftop space there when we have
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green space in our nei ghborhood al ready where two
bl ocks, three blocks fromthe park at Fifth Street,
and there is al so Mama Johnson Field cl oseby,
there's no need for themto create roof space --
green space on the roof.

I f they want to have green space, they
can do it where the parking is and nove that around
and maybe counsel can figure out what the deal is
with the 20 allocated spots is, and maybe there wll
be sone novenent there

Lastly, when | was | ooking at the
requirenments for a D variance, which had to do the
wi th the height variance, | saw a requirenent that
they had to have proof of special reasons, which
pronote the purposes of zoning, as specified in New
Jersey Statutes Annotated in the notice -- in the
section it was in. | have not heard any testinony
about special reasons.

| understand why they want it, nore
units, nore space, nore noney. | get that. But we
are the public. W are already the ones living
there, and it seens to be sought out at our expense.

When you go to the New Jersey Statues
Annot ated, the Section that it references, which is

40: 50-2(d) slash 2(c), and it tal ks about the
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the third one listed as a

benefit to the community is to provi de adequate

light, air and open space, and this massive

structure wll be dimnishing the adequate |ight,

air and open space for all of our units that face it

on Monroe Street, so that is ny opposition.

Thank you.

CHAI RVAN Al BEL: Than you very nuch.

Anybody el se have comment s?

Pl ease cone forward.

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. NI EHUES: Yes.

MR. GALVIN. State your full nanme again

for the record.

MR. Nl EHUES: Karsten Ni ehues,

N-i-e-h-u-e-s.

MR. GALVIN. (Go ahead.

MR. N EHUES: W |live on 505 Mnroe

Street. | have this bank yard facing the charm ng

wal |l in between these two | adies. Thanks for taking

t hose beautiful pictures of the backyards.

And it

is basically the sanme thing.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

136

Wien | saw the pictures there of |like of the height
of that wall in its current state and how nmuch nore
hi gher that building was going to be, | was really
shocked because our backyard is not going to be Iike
alittle darker, it wll be really, really dark.
There will be no sunlight in the norning.

| have four children, and we actually
bought this place because we want our kids to play
in the backyard, and it will be really just a dunp
after this nonstrosity is built there, so | really
object to this plan.

| mean, | can't be as el oguent as
Elissa was, so there is nothing else to add to that.
| just wanted to al so voice ny strong concern about
t hat project.

CHAI RVAN Al BEL: Thank you.

MR. GALVIN. Thank you.

CHAI RVAN Al BEL:  Ckay.

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. DEGASPERI S: | do.

MR. GALVIN. State your full nanme and

spell your |ast nane.
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MR. DEGASPERI S: Kyl e Degasperi s,
D-e-g-a-s-p-e-r-i-s.

| have pictures. | guess | have to
submt theminto evidence.

MR. GALVIN. Are they different than
t he photos that we have already put into evidence?

MR. DEGASPERI S: Yeah. They are a
little bit different.

So | Iive at 503 Monroe Street,
Apartnment Nunber 4, so it is the fourth floor, so we
have a different view

MR. GALVIN. No problem  Show M.
Curl ey.

Pat, why don't you cone up with three
nore "N' letters starting with N 12.

Jeff, that's three nore, right?

MR. MARSDEN: Three nore

M5. CARCONE: You got the engineer's
appr oval

MR. CURLEY: These | have to object to.

MR. GALVIN.  Wy?

MR. CURLEY: Because there is a draw ng
of the proposed building on two of these diagrans,
and unless the witness is qualified as an expert,

that would be difficult to accept into evidence.
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MR. CURLEY: This one, | have no
probl emw t h.

MR. GALVIN. How did you cone to the
box?

MR. DEGASPERI S: Using an approxi mati on
of a ruler.

(Laught er)

MR. GALVIN:  Yes. | kind of think he
m ght be right about that, so why don't we put this
one in, and you can --

MR. DEGASPERI S: The point that this
was trying to make is --

MR. GALVIN.  Wait, wait, wait. Just
hol d on one second.

Yes. | think you could use this
picture and be able to explain it without doing this
and then giving M. Curley sonething he can object
to, if he is not successful

MR. DEGASPERI S: G eat.

M5. CARCONE: So put that on there,
N-12.

(Exhibit N-12 marked.)

MR. DEGASPERI S: (bj ection Sustai ned.

(Laught er)

MR. GALVIN. No. It was partially --
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MR. DEGASPERI S: Just keep in mnd you
want ed - -

MR, GALVIN. -- actually it was
sustained. He did say it was okay to put that one
in, so we agreed on that one.

MR. CURLEY: Yes.

MR. DEGASPERI S: G eat.

So this is the picture | amsubmtting
into evidence.

MR. GALVIN. If anybody would |ike a
| arger copy of that, they will hook you up at CVS.

(Laught er)

MR. DEGASPERIS: It is actually on
| nstagram as wel | .

So the reason | wanted to show this
picture is because one of the things that we want to
object to is the height variance, and | guess the
wi t nesses had been testifying that the height
that -- of the fifth floor is kind of inline with
t he nei ghborhood. And | guess you could call it the
bl ock where, you know, Elissa explained it as well,
but they're really just | ooking at a few sanple sets
of buildings. Obviously, the Knights Buil ding,
think it is called, the very, very large one to the

north, is a nonstrosity. |It's absolutely hunongous.
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But if you look at really the sky scape
of Hoboken and particularly like the surrounding
bl ocks where we live, it is predomnantly four
floors, and | think the height variance is there for
a reason. It's really to keep the sky scape -- the
sky scrape and to keep Hoboken from having this kind
of nei ghborhood type feeling.

The reason | wanted to print this out
is because if the additional fifth floor is granted,
it wll have a substantial inpact on the sky scrape.
| nean, it will stand up well and beyond the ot her
buil dings, and | think that, again, when you | ook at
it across the neighborhood, and I amcalling the
nei ghbor hood the surrounding four or five blocks, it
does nmake a very large inpact, and again, it wll
have a large inpact on the light that penetrates al
of the units and the light that is, you know, able
to access its way into the grass.

Qoviously, it would be, you know, as
she said before, the reason that the additional
fifth floor is requested is quite clear. It's
obvi ously nore square footage and nore noney, but |
think there is a reason there is a variance, and
there is a reason that Hoboken has tried to keep

this four to four maxi mum because it really does
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keep t he nei ghborhood type of feeling, and | think
that -- at least for ourselves, and | think a | ot of
peopl e here, we would |like to keep that nei ghborhood
type feeling.

| object to, | guess, all of the other
things that Elissa said, but this is the one | am
f ocusi ng on.

(Laught er)

Thank you

CHAI RVAN Al BEL: Thank you very nuch.

Anybody el se?

MR. ADAV COHEN:  Adamr Cohen

MR. GALVIN.  Adam, 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. ADAV COHEN: | do.

MR. GALVIN. Al right.

MR. ADAV COHEN: So the big thing about
i ke why peopl e nove back to where we Iive on Monroe
and on Madi son is because it is a neighborhood.

It's small buildings, you know, predom nantly small
buil dings. You know, there are the one or two big

ones that are out there, but it's all snall
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You know, at the Astoria Lofts across
the street fromwhere they are proposing to build
it, it's a beautiful building, and it's three
floors, a garage, three floors. So they wll

acconplish what they want to, big units, you know,
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W th proper density w thout taking away from anybody

el se's sight line, you know, the sun, and from
anybody el se's yard.
These are all things that they can do.

That, you know, this whole idea of getting a

variance to protect the public is that, you know, we

bought because we wanted sonething. W found
sonething in this nei ghborhood, and they want to
take it away to make a little extra noney. That
doesn't seemfair, and we are really trying to
protect our nei ghborhood and protect our property
val ues and just the enjoynent of why we noved to
this area.

CHAI RVAN Al BEL: Thank you very nuch.

Ckay. Seeing nobody else, can | have
notion to close --

COW SSI ONER MURPHY:  Mbotion to ---

CHAI RVAN Al BEL: -- oh, no.

M5. O FLYNN: All right. | won't be
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MR. GALVIN. That is all right.

Rai se your right hand.

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

M5. O FLYNN: | do.

MR. GALVIN. State your nane.

M5. O FLYNN: Megan O Flynn, O
apostrophe, F-l-y-n-n.

MR. GALVIN. Ckay. Street address?

M5. O FLYNN: Every day, not just St.
Patrick's Day, that's where | |live, 503 Mnroe

(Laught er)

MR. GALVIN. What is it?

M5. O FLYNN: 503 Monroe

MR. GALVIN. kay.

M5. O FLYNN: | am not a new resi dent
to Hoboken, and | just think, | nean, as everybody
el se also said, | noved from Manhattan, and | |ived

in the financial district in a 25-floor building,
and part of the charmof noving to Hoboken was the
benefit of having, you know, a nei ghborhood wth
smal | er buildings, nore, you know, where we know our

nei ghbors and talk to our neighbors as opposed to
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t hese huge buil di ngs.

| know i n Hoboken there are huge
bui | di ngs, you know, and this is anticipated to be
one of those, but the neighborhood that's there, the
reality is that, you know, Hoboken is neant to kind
of -- the city ordinance exists for a reason, and
that is to keep the charm of the nei ghborhood and
the charmof the area and not to be Manhattan, not
to be even Brooklyn, right?

It's to be its own entity and have and
maintain its charmand maintain its historica
si gni fi cance.

So | think the main variance that |
woul d be opposed to would be the height variance
because even though, as other peopl e have said,
there is the -- what is it called -- the Col unbus
Arns buil ding a couple of doors down on Madison, if
you go by that building, it is not very charm ng,
and | think the idea is to get away fromthat sort
of building and towards the types of buildings that
are being built around in newer areas that are still
mai nt ai ni ng that nei ghbor hood feeling.

CHAI RVAN Al BEL: Thank you very nuch.

MR. GALVIN. Raise your right hand.

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

MR. GALVIN. State your full name for
t he record.

MS. DEAQ SPERI'S:  Adri anna Degi speri s.
D-e-g-i-s-p-e-r-i-s.

MR. GALVIN.  Street address?

M5. DEG SPERI'S: 502 Monroe.

MR. GALVIN. You may proceed.

M5. DEG SPERIS: Top floor, so | live
in this building.

MR. GALVIN. Right, the picture that we
can't | ook at.

(Laught er)

MS. DEG SPERIS: Right.

So when we bought this unit, we
actually bought it because we had an open view, and
now it's going to be bl ocked.

We the love sunlight. That is another
reason why we chose to buy this building as well, so
that's, you know, it is going to be very different
living there, and the privacy as well, so that is
anot her thing, you know.

| feel like people are going to be

| ooking in, and you are going to be |l ooking in on
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them which is another reason as well.

We agree with what everything everyone
else said, and that is it.

(Laught er)

CHAI RVAN Al BEL: Thank you.

M5. DEGQ SPERI'S:  Thanks.

CHAI RVAN Al BEL: Nobody i s budgi ng.

Motion to close.

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

COW SSI ONER MURPHY:  Second.

CHAI RVAN AIBEL: Al in favor?

(Al Board nenbers answered in the
affirmative.)

MR. GALVIN. Al right.

So now we need a notion to carry this
matter to March 31st wi thout further notice, and you
are going to have to waive the tine in which the
Board has to act. Can you do that?

MR. CURLEY: | will waive the tine

MR. GALVIN. To March 31st.
MR. CURLEY: -- and | may ask to have
it carried again, if the city doesn't respond to the

OPRA request pronptly, but | anticipate that they
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MR. GALVIN. Two weeks.

MR. CURLEY: That is what

have - -

147

mean. They

M5. CARCONE: They have seven days --

(Everyone tal king at once.)

MR. CURLEY: So | shoul d be okay.

MR. GALVI N: Yes.

Wth the terns that we had outli ned

before, the public just had their

say.

| f sonething

new cones in, and you think you have to address it,

of course, you are going to be allowed to do that,

but otherw se, | beg your consideration of not
duplicating what we just did. Al right?
MR. CURLEY: | thank the Board for

carrying it.
COW SSI ONER COHEN

to March 31st without further noti

Motion to carry it

ce.

CHAl RVAN Al BEL: Want to do a vote?

M5. CARCONE: Conmi ssi oner

COW SSI ONER COHEN:

Yes.

Cohen?

M5. CARCONE: Conmi ssioner Grana?

COW SSI ONER GRANA:

M5. CARCONE: Conmi ssi oner

COW SSI ONER MURPHY:

Yes.

Yes.

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

M5. CARCONE: Commi ssioner DeGinf
COW SSI ONER DE GRIM Yes.

M5. CARCONE: Conmi ssioner A bel ?
CHAI RVAN Al BEL:  Yes.

(The matter concluded at 9:50 p.m)
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CERTI FI CATE
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Reporter, Certified Realtine Court Reporter, and
Notary Public of the State of New Jersey, do hereby
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CHAI RMAN Al BEL: Ckay. W are going to
start 301 HOPES in exactly three mnutes. W wl|
| et everybody switch out.

(Recess taken)

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

We are going to start up again. Thanks
agai n, everybody, for waiting until ten to ten to
start, but we are going to do our best to get
through it.

Before we turn this over to M. Matul e,
t hough, a couple of the Board nenbers need to
di scl ose a rel ationship that we want to nmake sure
everybody is aware of, and M. Matule and the
applicant can determ ne whet her we shoul d step aside
because of those rel ationships --

MR. GALVIN. O the public.

CHAIl RVAN Al BEL: -- or the public.

Thank you.

My wfe was | guess the chairman or
head of the Board of Stevens education, Stevens
School, a tenant in the building. | believe it was
probably in 1988 or '89, and please don't date nme by
that, but it was quite a long tine ago. M children

went to Stevens in 1988 to, you know, whatever,
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sonetinme in the '90s. That is ny relationship with
Stevens. | have had no further contact really with
themsince then. It was ny wife's relationship, but
| have now di sclosed it.

M. Cohen?

MR. GALVIN. You are absolutely out.

COW SSI ONER MURPHY: | an?

MR. GALVIN:. Yes.

COW SSI ONER MURPHY:  Ch.

And you're out, too?

CHAI RVAN Al BEL: Here we have yet
anot her i ssue.

M. Cohen?

COWM SSI ONER COHEN:  So ny children
attended Stevens as well, and | served on the Board
of Trustees of Stevens for four years and was the
Board Chair for two of them M tinme on the Board
ended in 2006, so it has been eight years --

MR. GALVIN. Al nost nine years.

COW SSI ONER COHEN: - - al nost nine
years since | served on the Board. But if anybody
has a concern about that, | wanted to disclose that.

CHAI RVMAN AIBEL: If you are out, you
are out.

COW SSI ONER MURPHY: But | don't know
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why. | didn't think about it as a conflict.

CHAIl RVAN AIBEL: |If you're out, you're
out.

COW SSI ONER MURPHY: | guess |' m out.

MR. GALVIN. Ms. Murphy has a child
there --

COW SSI ONER MURPHY: | have a child
there now in eighth grade, so --

MR. GALVIN. -- and ny opinion is
that's an automati c.

COW SSI ONER MURPHY:  Okay. | didn't
even think it was going to be a conflict.

MR. GALVIN: But it's an indirect, it's
an indirect --

COW SSI ONER MURPHY:  Right, but |
t hought |1 coul d be unbi ased.

CHAI RVAN Al BEL: Don't go yet.

COWM SSI ONER MURPHY:  Ckay, |'m not.

MR. MATULE: Yes. | would just like to
say, first of all, thank you. | appreciate your
bringing this information forth and setting it on
the record --

(People talking in the audi ence.)

MR, GALVIN. Quys.

MR. MATULE: -- but actually Stevens is
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a tenant of the applicant. | certainly think with
t hat di sconnect, plus the passage of tine, | am
certainly confortable going forward with M. Cohen
and M. Aibel sitting on this matter.

| will also say | have appeared here
for many years, and | have no reservations at al
about their objectivity on the --

MR. GALVIN. Except that is not the
standard that the Court would review ny deci sion,
and that is why we are disclosing it.

| think when we evaluate this under the
Ponimatrix, there's direct and indirect, and there
is financial and nonfinancial. This is clearly a
nonfinancial -- if it were a conflict, it would fal
into a nonfinancial criteria, and | think the length
of tinme that has gone on for both nmenbers of the
Board, M. Cohen and M. A bel, | amagreeing with
you. | don't believe it is conflict.

On the other hand, Ms. Murphy's | think
is, and | could explain to you why, but | don't
think I should --

COW SSI ONER MURPHY:  Ckay. Ckay.

MR. GALVIN. -- at this point, but I
will.

CHAI RVAN AIBEL: [Is it sonething that
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MR, GALVIN. No. It is not waivable by
the applicant because it has to do with the
obj ectors or sonebody who is not even here tonight
could have a problemw th that, and that woul d sour
the case, and that is the other risk of going
forward even with a potential conflict and
disclosing it is that sonebody could try to raise
that issue on appeal, but | think we are defensible
because of the tine that has | apsed here, but I
don't think we're defensible in your case.

Does anybody here have an objection to
these two Board nenbers sitting on the case?

M5. WELCH W do not have an
obj ecti on.

MR. GALVIN. Can we have your nane?

MR. MATULE: Ms. Welch, why don't you
come up and put your nane on the record.

MS. WELCH M nane is Oa Wlch, and
am Presi dent and CEO of HOPES.

MR. GALVIN. No, no, no. But, okay, so
HOPES doesn't have an objection, and M. Matule is
representing you, and he's saying he doesn't have an
obj ecti on.

| s there anybody here who is agai nst
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this case, who m ght be against it?

So we have everybody here who is for
t he bride.

(Laught er)

Al right. But just renmenber, even
t hough we are making this ruling, that sonebody who
is not here mght have an objection, and it wll be
an issue. But if everybody is okay, we are going to
pr oceed.

Ms. Murphy, I'msorry. You have to
step off the Board.

COWM SSONER MURPHY: Are we going to
listen to the next case?

CHAI RVAN AI BEL: | don't think so.

Are we going to get to 14th Street?

MR. GALVIN. Well, let's talk about
t hat .

A different matter now, ma' am

M5. WELCH  Oh. You nean | sit down
now?

CHAI RVAN Al BEL:  Yes.

(Laught er)

MR. GALVIN. You're used to being the
boss. | don't know. You will have to tell ne.

M. VELCH | will sit.
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MR. GALVIN. Okay. Thank you.

(Laught er)

(Board nmenbers confer)

CHAI RVMAN Al BEL: M. Matule, what do
you think about the timng for 14th Street?

MR. MATULE: | amnot optimstic. |
don't know if the Board wants to start hearing a
case at quarter to eleven. | nean, | think this is
going to take at least a half an hour. Everything
does take at | east a half an hour.

MR. GALVIN. Wat do you want to do?

MR. MATULE: | don't know what --

MR. GALVIN. But then we're going to

make Diane sit while we're waiting.

COW SSI ONER MURPHY:  Ckay. | am okay
wai ting.

MR. GALVIN. Wiy don't you give us like
20 m nutes and see how we are going. If we |ook

like we are going off the bridge, then wave at ne,
and we will cut them | oose.

COW SSI ONER MURPHY:  Sorry.

(Comm ssi oner Murphy recused.)

CHAl RVAN Al BEL: M. Mtule, 301 Garden
Street.

MR. MATULE: Good evening, M.
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Chai rman, and Board nenbers

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

This is an application for variances
and m nor site plan approval to construct a
four-story addition to the existing Rue School
buil ding and to construct an outdoor recreation
space on the roof of the buil ding.

| have M. Vandermark here from
M nervini Vandermark to testify, and M. Kolling, ny
pl anner. But just very briefly before we get to
them | would like to have Ms. Wl ch conme back
because while | know sone of you are famliar with
HOPES and what they do, | don't knowif all of the
Board nenbers are. | have a little packet here that
we prepared that we would just like to pass out to
t he Board nenbers and put a copy in the record.

It isalittle synopsis of what HOPES
does and their history in the comunity.

MR. GALVIN. W are going to mark that
as an exhibit.

MR. MATULE: Mark it as A-1?

MR. GALVIN:. Sure.

(Exhibit A-1 marked.)

MR. MATULE: But while that is being
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distributed, if I could have Ms. Wl ch cone up and
be sworn in and have her give two m nutes about what
HOPES does.

MR. GALVIN. Yes. That's how we are
going to get through this.

Rai se your right hand.

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

M5. WELCH | do.

ORA WEL CH having been duly sworn, testified
as follows:

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

THE WTNESS: Ora Welch, We-I-c-h,
Iike the grape juice.

MR. GALVIN. Thank you so nuch

MR. MATULE: M. Welch, as you said you
are the President and CEO of the applicant, HOPES,
correct?

THE WTNESS: That's correct.

MR. MATULE: Could you just tell the
Board a bit about the history HOPES in the Cty of
Hoboken and generally and the various activities

they performfor the community?
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THE W TNESS: Yes.

HOPES has been in existence about 50
years since 1964, '65, and we -- the purpose of our
being here is we have handed you a package, and our
mssionis witten right in here. It's to help
peopl e get on their feet and becone sel f-sufficient.

Qur funding is nostly public funding,
and also in this packet is a guideline for the
peopl e that we consider under certain public
funding. People that nmake a certain salary can be
served under certain grants that we get.

The grant that we are tal ki ng about now
to build this annex, this addition, cones about as a
result of Sandy, the storm

W | ost space on G and Street, and we
need space to continue to grow. W serve our own
denographics of the city. Mostly our focus is on
| ow i ncone people, people who fit within the
guidelines that | included in your packet. | won't
waste your tine going over what's in the packet, but
if you have questions, you can ask ne, and |'I|
zoom kind of tune into those questi ons.

We provide over 250 jobs in the
community, | don't have to repeat, you can read it

for yourself, there's a nunber -- many of our staff
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wor k i n Hoboken or live in Hoboken, and to a | arge
extent live in Hudson County.

So, in addition, we are a service
organi zation. W provide service to people --

MR. GALVIN. Can | ask you, | think the
Board -- you can stonp on ne, the guys that haven't
served on the Board.

Do you have a general understandi ng of
what this is? Do you really need the principles
to --

COW SSIONER DE GRIM | am fi ne.

have a general understanding, yes.

MR. GALVIN. | don't think you have to
keep going. | think that that is enough, and
wonder what the -- tal k about what your proposal is,

i ke what are you | ooking to get acconpli shed.

THE WTNESS: Do you want to hear that
fromnme or do you want to --

MR. GALVIN. Yes. W are going to hear
fromyour professionals, but you can tell us in a
sent ence.

THE WTNESS: |In a sentence?

MR. GALVIN. O two sentences.

THE WTNESS: W want to build an annex

to the existing building.
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MR. GALVIN. And what is it going to be
used for?

THE WTNESS: It's going to be used for
serving children. There will be classroons -- al
that is spelled out in there --

MR. GALVIN. Yes. Just --

THE WTNESS: -- there will be office
space, and there will be service roons, service
offices, to continue to provide services to the
community, and that again is a result of having | ost
the spaces on Grand Street.

MR. GALVIN. So you are really just
repl aci ng the space that you | ost?

THE W TNESS. Repl aci ng space.

Also, | wuld also like -- | think it
is very inportant to state that we already have the
funding for this project, and it conmes directly from
t he Federal Governnent to the community. And
guess to the dedication of the people, we have sone
of those federal funders sitting in this roomto
support this project. They have been with us since
Sandy, and they recogni ze the work that we do. They
appreciate the work that we do, and we appreciate
the work that we do --

(Laught er)
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MR. MATULE: And | am sure the Board

appreci ates the work that you do.

THE WTNESS:. -- it is very satisfying
work. | tell you, if you have sone free tinme, cone
over, and I wll give you sonme volunteer projects to

do.

(Laught er)

MR. MATULE: | know we are trying to
move along, so | amgoing to ask M. Vandermark to
cCome on up.

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. VANDERMARK: | do.

ANTHONY C VANDERNMARK, having been
duly sworn, testified as foll ows:

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

THE W TNESS: Sure.

That's Ant hony C. Vander mark
Vandermark is V, as in Victor, a-n-d-e-r-ma-r-Kk.

MR. GALVIN. Is this going to be a

pattern now, | amonly going to see you for the easy



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Ant hony C. Vander mar k
cases?
(Laught er)
THE WTNESS: Well, if you wait around

| onger, perhaps it won't be.
MR. GALVIN. Okay, all right.
MR. MATULE: Do we accept M.
Vandermark' s qualifications?

CHAI RVAN Al BEL: Yes, we do.

MR. GALVIN  You like that, huh?

CHAI RVAN AIBEL: No. | liked his
response.

MR. MATULE: That you only accept easy
cases, we won't let that get around.

(Laught er)

Again, as usual, if we are going to
tal k about anything that is not part of the packet,
we have to mark it.

So woul d you pl ease descri be the
existing site and the building that's on the
existing site?

THE WTNESS: Right. | wll start at
Z-1, and I'Il also use this photograph board, and
let's mark this A-1.

MR. MATULE: Well, actually we wll

mark it A-2 because we have A-1.

166
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(Exhibit A-2 marked.)

MR. GALVIN. Ckay. Who took the
pi ctures and when were they taken?

THE WTNESS: | took the photographs
yesterday. The larger image is a Google Earth i mage
t hat was produced by ny office this norning.

MR. GALVIN: Awesone.

THE WTNESS: COkay. | will first
direct the Board to Sheet Z-1. The draw ng should
be dated revision one, March 3rd, 2015.

W have a 26, 951 square foot site on
t he northeast corner of Third Street and Garden
Street, quite large for the Gty of Hoboken.

Currently what sits on the property is
a four-story, 68 foot tall David E. Rue School. The
school has been there for 99 years. [It's an
existing brick masonry building, and it's built
quite well, and it will be supportive of the
application that we are proposing here to you
t oni ght .

If I go to the Exhibit A2, | will just
talk briefly about the surroundi ng area.

Ri ght here, photograph nunber two, you
are looking at the courtyard space. | wll go over

Sheet Z-2 and tal k about the site itself, but we'll
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just tal k about we have the courtyard here. W have
31 feet six inches of frontage to the northern side
of the property. This is where the addition is

goi ng.

To our imredi ate north, photograph
nunber one, we have a series of two and a half and
three-stories single-famlies in |ine.

And then to the north, four properties
down, we are |ooking at three, four, and five-story
multi-famly structures.

Directly across the street now to the
west, we have a four-story m xed-use structure.

Looki ng back north again, we have a
three-story m xed use, another three-story
multi-famly, and a five-story nmulti-famly directly
acr oss.

This is working further north on the
western side of the street, a three and a half
story, a four-story, and another three-story
residential building.

Phot ogr aph nunber seven is the sidewal k
line shooting north to south in front of the
exi sting four-story Rue School .

Thi s photograph is inportant, so that

you know that the existing curb here is lined for no
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parking during the daily operations of the school.

Phot ogr aph nunber eight is a corner
shot | ooking north and east. This is the corner of
the Rue building. Birch Street being down to your
right, north being down to your left.

On the other side of Third Street, on
the other side of our structure, is the three and a
hal f story John the Baptist Church which is facing
Bl oonfi el d.

Looki ng sout hwest, we have a five-story
m xed-use structure, and directly across the street
to the south, southeast, we are | ooking at a
five-story residential m xed-use structure.

The Goggl e aerial photograph here at
the bottom our structure is quite large. Here to
the north you are | ooking at Demarest, two tall
structures in the nei ghborhood happening to be
preexi sting school uses.

Agai n, our building, our current
building, is 68 feet with the principal roof height.
When we tal k about the addition, we are going to
have a four-story annex addition

We are al so proposing in part two of
this application sonme rooftop playground use with

sonme green roof area and sol ar panel s.
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MR. MATULE: Wuld you now describe the
proposed addition and take the Board through how it
is going to sit on the site?

THE WTNESS: Yes, sir

Okay. Sheet Z-2 shows an existing
83.593 percent David E. Rue School. It covers
22,527 square feet of the site, and this little
enpty void here is where the addition is going. The
addition again is 31 feet six inches wi de by 64 feet
in depth. W are proposing a 2,077 square foot
addition, and it has approximately 7.7 percent of
the preexisting lot area. The building is U shaped
at floors three and four. Again, 83 percent |ot
coverage at floors one and two.

This little twd-story section, that
bowl in the U shape, is the existing gymasium

W have four stories of double-Ioaded
corridors here on a preexisting structure, and we
have a standal one four-story structure that's
attached here to the south wall of the annex.

The attachnent -- one of the questions
in the professional reports was -- and, Bob, you
m ght want to mark this A-3. The Board does not
have this.

MR. MATULE: Okay. W're going to mark



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Ant hony C. Vander mar k 171

this A-3. Wy don't you tell us what it is?

(Exhi bit A-3 marked.)

THE W TNESS: Sure.

This is the existing floor plan of the
David E. Rue School at the second fl oor.

Ri ght here is the connection link in
bet ween t he new annex structure and the existing Rue
School .

This is the proposed structure here.
What we are doing is we're elimnating a preexisting
stairwell in the Rue School. W're providing a
| evel deck connection between the existing school
and this hallway that | eads you directly into the
annex.

| wll talk about the annex floor plans
in a couple of mnutes, but here is the connection
piece. It is actually quite sinple. The building
itself, the preexisting building, is laid out quite
well to attach itself to this addition.

Ckay. Sheet Z-3, let's talk about the
fl oor plans and the annex.

The existing first floor has access
fromgrade -- excuse ne -- the first floor has
access fromgrade. The actual entry point is at the

sidewal k | evel for ADA accessibility. You will cone



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Ant hony C. Vander mar k 172

in at grade.

This portion here in the hallway wll
remain at grade. You have an ADA conpliant el evator
that we're proposing as part of this annex, and we
are proposing a stairwell to replace a stairwell
that we just renoved the connection |ink.

The cl assroons thensel ves and the
of fice space here were all at elevation 14, which is
above BFE.

This floor deck will be nonconbusti bl e.
There will be a void in between this floor and bel ow
the grade line. Therefore, we are going to propose
flood vents in between here at the front el evation
and here at the rear elevation. That was one of the
comments that our engi neer had requested.

W will propose a dry flood proofing at
this entry point.

The existing building does not have an
ADA stretcher conpliant elevator, so this will serve
t he purpose as the ADA structure conpliant el evator
systemfor the whole entire structure.

At the first floor, we are proposing
one 950 square foot classroom space, and that size
is generated by the Abbott District CGuidelines for

classroons. W are al so proposing senior offices
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and a reception area in the front here for access
contr ol

At the second fl oor of the new annex
addi tion, again, we have the vertical circulation,
an ADA conpliant el evator here, one handi capped
accessible water closet, a 950 square foot classroom
so that is the second classroom an |I.T. office
| ocated here to the east. A VCV office wll be here
to the west, so office spaces and a cl assroom on
fl oor two.

Fl oor three mimcs the second fl oor.

We have offices in the front and the back and a 950
square foot classroom

Upstairs on the top floor suite, we
have the offices that are replacing the offices that
were | ost at 124 Grand Street.

We have a finance office and the
mul tiple officers of the HOPES organi zation will be
housed in the annex structure here.

Above the annex, we are proposing at
the lower part of the annex addition, we are
proposi ng a rubberized play surface for the children

We are proposing a six-foot high
al um num perineter fence around this rubberized play

surface. This play service will be accessible both
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by an ADA conpliant el evator and through the
vertical circulation through the bul khead.

We have a perineter planting that is
set off of the six foot high alum numfence. That
is approximately four feet, four feet two off the
parapet, and it lines the perimeter of this upper
roof addition.

G aphi ¢ nunber two here on this draw ng
shows you the front parapet line. It shows you a
pl anter bed at approximately 16 inches in height.
The planter bed -- you will see potentially maybe
the top of the fence and naybe the top of the
proposed | andscaping in this front planter bed.

They have a rubberized surface in
between the two fence |ines, again, another six foot
high fence to the rear, to the east, and you have
nore | andscaping to the rear of this addition.

Sheet Z-5, we have a very | arge open
U-shaped rooftop area here. It has very little
venting. It has very little mechanical equi pnment on
it, and it is a perfect opportunity for a playground
for the children.

The current courtyard to the north is
not used for play. I1t's not used for congregation.

It's really just to direct traffic in and out of one
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of the stairwell doors for one of the tenants.

The eastern courtyard also is too small
to use for play, so really what they envision is for
out door space for the children for playtine.

We are proposing a solar array here to
the south, 2,000 square feet, set back in off the
parapet line, that is approximately three foot six,
and another four feet off of a six-foot high
perimeter containing fence for the children.

W& have two preexisting bul kheads t hat
wi |l access the eastern portion of the rooftop. W
al so are going to take this ADA conpliant new
el evator in the annex bul khead up to this | evel and
also the stairwell up to this level, so we will have
three access points, plus the ADA conpliant el evator
for the children to access this playground.

The rooftop section here, we have
done -- already went through thermal inmaging, core
drilling. W' ve taken nultiple sanples of all of
the structure here on the site and is deened it can
support the weight of this new five joist structure,
and al so the extensive green roof trays that we are
proposing as part of the perineter here.

We have a two-part security system on

t he upper roof. W have a perineter planter that
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lines the playground area. W have an extensive
green roof four feet in between the planter and the
si x-foot high perinmeter fence for containnent.

This six-foot high fence is eight to
nine feet off of the front parapet line. At 68 feet
in height, you will not be seeing that fromthe
street.

The proposed addition, the annex
addition, is contenporary in nature. The existing
hundr ed-year-old masonry building is not on the
historic registry, however, we are treating it as a
historic type of structure.

I f you think about, and if you | ook up
the Secretary of the Interior Standards for building
additions to historic structures, they don't want
you to mmc the preexisting nmasonry structure.
They want you to conplinent the preexisting
structure, and they want you to indicate a
construction type of sonething that is constructed
now of its tinme and that, | feel, is to highlight a
beautiful four-story, you know, hundred-year-old
school building, that is contenporary, our gl ass
addi tion, the contenporary alum num screen adj acent
toit.

Al so, HOPES CAP, Inc., this is a new
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direction for them This is what they wanted for
their addition. They wanted a nodern addition.
Fortunately, they're fans of our architect, but they
al so wanted to show, indicate to the community that
this is a step forward. They are noving forward in
the 21st century, and they are noving forward with
this addition.

M5. BANYRA:  You have a col ored
rendering of that, don't you?

THE WTNESS: | do. | wll just put it
her e.

MR. MATULE: A-4.

(Exhi bit A-4 marked.)

THE WTNESS: CQur addition to the
principal roof height is 56 feet two i nches above
BFE. Again, hereis the main entry door. This is
not the main entry to the school. W are not
proposing any feature lighting on the facade. W
currently have a street light there, and we have
bui I ding nounted lighting adjacent to the main entry
of the Rue School

We believe this addition wll be
self-illumnating. W don't need any lighting
projections fromthis facade.

The al um num screen, the blue ties in
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t he HOPES | ogo, Books Branding. This organic screen
formties into a planter that is in the public
right-of-way --

MR. GALVIN.  Your lighting comments,
that is related to what M. Marsden raised in his
meno, right?

THE WTNESS: Yes, sir.

MR. GALVIN. kay.

THE WTNESS: Through the side facade
we have a decorative concrete panel in a staggered
pattern, so you will be seeing part of that northern
facade from Garden Street.

MR. GALVIN. Do you need a lot nore
i nformation?

COMW SSIONER DE GRIM | don't need a
| ot nore. No, | am good.

MR. GALVIN. | amjust --

THE W TNESS:. (kay.

THE WTNESS: To the rear facade, we
have a series of casenent w ndows not shown here,
but what will be added is the flood vents in between
the crawl space -- in between the floor structure
and the rat slab itself. W have a series of
casenent w ndows - -

MR GALVIN: Wait, wait, wait. The rat
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what ?
THE W TNESS: It's called a rat slab
It's a construction term

MR. GALVIN. Ckay. Quick to the Bat

Mobi | e.

(Laught er)

THE WTNESS: Yes. | was getting ahead
of nysel f.

MR. GALVIN. | was trying to get you to

stop, but you wanted to keep going.

THE W TNESS: \Whenever you have a craw
space, not to get intoit, there will be a | owner
slab that's not used for anything other than, you
know, protection fromthe grade, and sonetines it is
two inches thick and it's called a rat slab.

W have precast concrete panels to the
rear wwth a series of |arge w ndow openi ngs and
casenents that will allow fresh air into the
cl assroons and into the back offices to the east.

The north facing facade, as nentioned
in the rendering, we have a series of precast
concrete panels done in a decorative design, and we
have the al um num screening material wapping the
corner. This will be seen, and this is the height

of the two-story structure imediately to our north.
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We have a section here of the solar
panel array. Again, it will be three foot six off
the front parapet, and it will not be visible from
the street. Again, it's 68 feet in height.

Probably the only people that are going to be able
to see this solar array are fromthe Demarest School
potentially.

A couple of things | didn't nention,
the addition, you know, wth the playground roof
area, this wll be LEED certified. Al though not
required, they will provide a detention systemfor
t he hundred-year flood event.

This facility received substanti al
danmage, so they really want to go to great |engths
to do what they have to do, you know, to nmake this
nore or less flood proof. So the ADA conpliant, of
course, is a machine unit, piston-less elevator, a
side nounted notor, so it wll not be damaged in the
event of another fl ood.

That is ny presentation this evening.

MR. MATULE: Just one nore question, if
| mght, M. Vander mark

You received M. Mrsden's letter of
Decenber 9th, which was revised March 10th, 20157

THE WTNESS: Yes, | did
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MR. MATULE: And you have no issues
addressing any of the points he raised in that
letter?

THE WTNESS: No, | do not.

MR. MATULE: Thank you.

CHAI RVAN Al BEL: Board nenbers?

MR. GALVIN. He did better. He covered
nore than | thought.

MR. MARSDEN: Very well actually.

COW SSI ONER COHEN:  The courtyard that
exi sts now serves the role of a place where students
that cone in the norning are dropped off and picked
up.

| think I noticed in the application
that there were alternative plans for how that was
going to happen w thout having the courtyard there.

Are you famliar with how that is
supposed to happen?

THE WTNESS: | amnot famliar with
t he day-to-day operations.

What | can say is that they probably
are still going to be using this entry access on the
annex in place of the stairwell that it is
repl aci ng.

So instead of the children lining up
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right in the courtyard to enter that stairwell, they
will be lining up in front of the annex to enter

t hrough the annex through that stairwell opening and
then back into the Rue School.

COW SSI ONER COHEN:  So how nuch space
is there in front of the annex to allow that to
happen?

THE WTNESS: We have approximately 14
feet of sidewalk there for that to happen, so you
know, there would be enough room potentially for
children to cue and even a wheel chair or several
people to wal k directly past them here.

COW SSI ONER COHEN:  That's all | have

CHAI RVAN Al BEL: Anybody el se?

COWM SSI ONER GRANA:  Just a qui ck
question on | think it's Z-7.

So it is a very good description of the
annex. Fromthe sidewalk to the rear of the annex
is how many feet? | couldn't tell

THE WTNESS: Fromthe sidewal k?

COW SSI ONER GRANA:  No, |'m sorry.
Fromthe face of the annex where it neets the
sidewal k to the rear of the structure.

THE WTNESS: This is 64 feet.

COWM SSI ONER GRANA:  Thank you.
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THE W TNESS: Sure.

COW SSI ONER GRANA:  That's ny only
questi on.

Thank you.

CHAI RMAN Al BEL: Let nme just ask a
coupl e of questions.

Is there going to be an inpact on the
nei ghbors across Garden Street fromthe entire gl ass
bui | di ng?

WIIl there be lights and novenent of
students, particularly at night, and I amactually
bui | ding on testinony we heard about Stevens Gat eway
appl i cation, where nei ghbors expressed that concern

THE AUDI ENE: W didn't hear the
questi on.

THE WTNESS: WII you be using the
annex in the eveni ng?

M5. OVANEZI AN. Well, we --

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

MR. MATULE: You have to cone up and
state your nane for the record, so we can identify
that voice in the audience.

MR. GALVIN. Rai se your right hand

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

MS. OVANEZI AN: | do.

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

M5. OVANEZI AN:  Si nobna Ovanezi an.

THE REPORTER: Coul d you spell your
name?

M5. OVANEZI AN:  First nane Sinona
S-i-mo-n-a, |ast nanme Ovanezian. Ov-a-n-e-z-i-a-n

MR. GALVIN. kay.

M5. OVANEZI AN  The children that we

serve in that particular annex, and honestly HOPES

184

serves in that building, are Pre-K children, so they

are out of the building, even the rat program by
5:30, so there will be no children in that segnent
of the annex after 5:30.

The prograns that are served in those
offices are also closed at five, so there should be
no activity at that point other than perhaps, you
know, the late working office workers, those of us
that m ght stay there |ate occasionally.

THE WTNESS: As a condition of
approval, you know, they could put privacy shades,

you know, to block any illumnation to the street
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and to the neighbors to the west.

CHAl RVAN Al BEL: Yes. | think sone
consi deration should be given to that.

Anyt hi ng el se?

COW SSI ONER GRANA:  No.

CHAI RMAN Al BEL: Al right.

My other | guess concern is the north
facing side of the building, which [ooks like it is
going to be about 57 feet tall, and you know, the
depth of the building beyond the two-story frame
north of it is going to present a rather |arge
looming wall, so is there any way that -- and |I know
you attenpted to do that -- but is there any way to
further mtigate the sort of mass that is going to
be apparent on that wall?

THE WII NESS: There coul d be
potentially better rhythmin design or there could
potentially even be a green screen elenent on that
wal |l to give them a backdrop

You know, the wall itself is not going
to be casting -- it is going to cast a shadow, you
know, potentially because you do have this |arger
structure that's 30 feet away that's already casting
a shadow onto this side of the building. So this

can be designed with a green screen for a backdrop
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for this rear yard and for this two-story structure,
and we can put that on the record.

CHAI RVAN Al BEL: Thanks.

| think, you know, again, you are
building right up to the property line of the
nei ghbor to the north, and whatever you could do to
mtigate the inpact, | think would be inportant.

Then ny last question is: Your diagram
shows a one-story brick building that wll be,
guess, the direction is west of your annex?

It's denom nated the boiler roon?

THE WTNESS: It's a boiler room yes.
It's a preexisting boiler roomto renain.

CHAI RMAN AIBEL: |Is there any plan to
devel op that area of the property further?

THE WTNESS: Not any tinme soon
because currently there is a new generator going on
top of this boiler room and that boiler roomwas
recently retrofitted with all new electric boilers,
so it's not goi ng anywhere.

CHAI RVAN Al BEL: Thanks.

COWM SSI ONER MC ANUFF:  Any possibility
of recessing the entrance for cuing purposes in the
nor ni ng?

THE WTNESS: Certainly we have enough
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roomin the hallway to recess that about five to six
feet.

CHAI RMAN Al BEL: Anybody el se, Board
menber s?

Pr of essi onal s?

M5. BANYRA: | just had a question
about the shades that you tal ked about .

You know, | amthinking of sonething
that you are pulling down. | think, you know, that
architecturally that maybe there is sonething el se
you could do or a green screen again, that is
sonet hing that would break up that glass and
reflective activity.

THE W TNESS: Like notorized, what's
cal l ed Metro shades --

M5. BANYRA: Sonet hi ng, yeah.

THE WTNESS: -- that, you know, also
will allowlight to penetrate through them
However, they will be very private.

M5. BANYRA: G eat.

The second thing is how are you goi ng
to keep the rubberized surface cool ?

| have been on them and they are
really hot, you know, and they seemto retain heat.

So for kids to play on themw th the direct
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sunlight, and it's pretty high up, I'mjust
wondering how you will make it somewhat cool and/or
if there anything that's going to be shading, and if
there is, we should see that because that could be
sonething that could be a different thing on top of
t he roof.

THE WTNESS: Yeah. W are really
| ooking to, you know, limt the anount of, you know,
obj ects and structures that we put on the roof. W
are proposing an irrigation system you know, for
the draining and the extensive green roof trays that
are on these multiple roofs, and I don't know t hat
there's sonehow that you could use that irrigation
systemto potentially run water underneath the
rubberized surface that mght cool it. It's a very
good questi on.

You coul d al so use colors that wll
reflect sun, you know, better than darker colors.

M5. BANYRA: Yeah. |It's too hot, so
pl ease give that sone consideration

Thank you.

That's it.

CHAl RVAN Al BEL: Let ne ask one ot her
guestion. | wanted to raise an issue that | hope

everybody will indulge ne as | raise it.

188
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| guess | amreacting a little bit to
the notion of branding the side of the building with
the perforated netal screen in such a very
forthright way, and | guess | am sonewhat concerned
that in effect we will be creating a bit of a
precedent that, you know, branding a building is
sonething that fits into the context of the
nei ghborhood. So I don't know whether it is a
guestion of architecturally whether it m ght be
designed with a little nore restraint, or whether
froma planning perspective, M. Kolling can
persuade ne that that is consistent with the
nei ghbor hood and a good thing for Hoboken

THE W TNESS: Yeah.

| think by wapping the screen, you are
going to see approximately a story and a half on
this side of the structure. You are going to see
this corner from Garden Street.

You know, instead of creating this kind
of two-di nensional architectural plain, what you are
doing is you are wapping this el enment back around
t he buil ding, because you're not |ooking at -- very
rarely you are actually |ooking at this building
from straight across the street.

| mean, you're probably going to be,
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nost of the time, looking at this addition com ng
north to south, so that is why this screen actually
waps, and it is a continuation of the front facade.
You know, | think nore architecture in Hoboken
should really start to address the side facades,
because, you know, you are |ooking at way too nmany
buildings with just siding. You re |ooking at way
too many buildings with just stucco.

You know, | think if owners actually
and di fferent design professionals really started to
| ook at some of the architecture that's visible with
t he naked eye, you know, | think you're going to
start to see conditions like this. | think it is
very responsi ble of the owner to actually want this.

CHAI RVAN Al BEL: And | guess the point
| amraising is as, you know, people are driving
down Garden Street, which is obviously one of the
maj or thoroughfares in the city, that is going to be
a very prom nent aspect of our new | andscape, so |
just wanted everybody to be sensitive to, you know,
the inpact that it will make.

M. Cohen?

COW SSI ONER COHEN:  There is a w ndow
that is on the property that is adjacent to this

bui I ding, and you nmade reference to the fact that
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t hat wi ndow woul d be cl osed up.

Can you just talk a little bit about
t hat ?

THE WTNESS: That is correct.

COWM SSI ONER COHEN: | don't know if
that property owner is in the building here, but
anyway, maybe you can just tal k about that.

THE WTNESS: There is four preexisting
ot Iine windows that don't neet the current fire
code, okay, preexisting lot |line windows that are
going to be covered up. The owners at their expense
will provide any interior finishes for blocking them
up and al so putting sheet rock on the inside, but we
will be covering those lot Iine w ndows.

MR. MATULE: Just so the record is
cl ear, when you say "the owner," are you referring
to the applicant --

THE WI'I NESS: Yes, correct.

MR. MATULE: -- as opposed to the owner
of the building, you are tal king about?

THE WTNESS: That's correct.

COWM SSI ONER COHEN:  Yeah. | wasn't
cl ear on that.

THE W TNESS: Thank you

COWM SSI ONER COHEN:  So your testinony



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Ant hony C. Vander mar k

is that the applicant is going to cover the expense
of the adjacent property honeowner, whose w ndows
are going to have to be seal ed up, because this
building is going to be running up against this
property |ine?

THE WTNESS: Correct.

COWM SSI ONER COHEN:  Ckay.

CHAl RVAN Al BEL: Ckay. Let ne open it
up to the public. Anybody have questions for the
architect?

Seei ng none. .

COW SSI ONER GRANA:  Motion to cl ose
public portion.

COW SSI ONER MC ANUFF:  Second.

CHAI RVAN AIBEL: Al in favor?

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

MR. GALVIN. M. Kolling, raise your
ri ght hand.

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

MR. KOLLING Yes, | do.

EDWARD KOLLI NG having been duly sworn,

testified as foll ows:

192
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MR. GALVIN. State your full name for
the record and spell your |ast nane.

THE WII NESS: Edward Kol i ng,
K-o-1-1-i-n-g.

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

CHAI RVAN Al BEL: Yes, we do.

MR. MATULE: M. Kolling, you are
famliar with the zoning ordi nance and the master
plan of the Cty of Hoboken?

THE WTNESS: Yes, | am

MR. MATULE: And you're obviously
famliar with the proposed project, the addition?

THE W TNESS:  Yes.

MR. MATULE: Have you prepared a
report, dated February 23rd, 2015, in support of the
requested variance relief?

THE W TNESS:  Yes.

MR. MATULE: Could you expeditiously go
t hrough your report for the Board and give us the
benefit of your professional opinion regarding the
requested variance relief?

THE WTNESS: Certainly.

The reason why we are here is because

t he use, the educational use, although |listed as a
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condi tional use in the ordinance, has no conditions
listed in the conditional use section. If it was
treated as a nonpermtted use, this is then an
expansi on of a nonpermtted use, so we are here for
essentially a use variance.

That being said, this use is typically
| ooked at, this type of educational use is typically
| ooked at as an inherently beneficial use. In other
words, by the very nature of the use, it serves the
public good, and | think it does this in the way of
t he educational prograns that are run through this
facility, the charter schools that are here, and the
fact that it serves a population that is
underserviced, primarily persons fromlowto
noderate incone through all the grant prograns that
t hey run.

So it really is a use that, in ny
opinion, is fairly high up in the pecking order in
terns of serving the public good and serving the
comuni ty.

The ot her aspect of this is that it
does pronote the purposes of the naster plan as
well. The community facilities section of the
master plan does tal k about buil dings being shared

by public and private schools. The Rue School does
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have as its tenants the Charter School, as well as
the Stevens Coperative. It also has the MIle Square
programfor infants and Pre-K.  Then you heard sone
of the other prograns already explained. | don't
need to go through that.

Even the idea of using the roof for
recreation space is a recommendation in the master
pl an, where it tal ks about considering utilizing
school roofs for recreation and open space. SO
al though this results in additional roof coverage,
it really pronotes the purposes of the master plan
and for an inherently beneficial use.

We have a buil di ng hei ght vari ance,
D-6. The existing building is already as high or
hi gher than this, so the need is, it's inherent that
the addition has to be higher as well, because that
way we can pronote handi cap accessibility to al
| evel s and including the roof, so that is sort of a
necessity, if we are going to continue the program
of the school and al so provide sone additional
handi capped accessibility, which | think al so
pronpotes the general welfare and is extrenely
benefici al .

W have a | ot coverage issue again, but

the | ot coverage issue also helps to pronote this



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Edward Kol |'i ng 196

i nherently beneficial use, allow for the expansion,
which allows for the additional accessibility and an
expansi on of the prograns, and the front yard

set back, basically we're carrying on what is al ready
t here.

When you have an inherently benefici al
use, you already expected or you are al nost neeting
the positive criteria, and even when you are | ooking
at the detrinents, you look at it sort of froma
| ess stringent perspective.

There was a case called the Sicca case,
where in the first thing the Board should really do
is to look at the public interest that the project
will pronote, and |I think what you heard al ready,
the public interests here are very high, so | think
it's again, it is high in the pecking order.

Then you | ook at what detrinental
effects there would be. | would say that the
detrinental effects are rather |imted because this
addition is relatively small conpared to the size of
the school that exists today, and as was pointed
out, the school has been here for just about a
hundred years.

Then you al so | ook at is there anything

el se that could be done to mtigate those inpacts.
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| think sone things that were brought up were how to
decide the wall could be treated, for instance.

That could be | ooked at, and you could find sone
mtigation that further reviews those detrinents.
The Board is certainly within their purviewto
recommend t hose.

Then you kind of |Iook at the end. You
are | ooking at weighing the positive and negative
and bal ancing that, and I feel on the whole, when
you | ook at the |l evel of the deviations being
requested and the limted size of this expansion
conpared to the public good being served, the
positive criteria is certainly outweighing anything
on the negative side.

That kind of carries over to the bul k
variances. You can look at all of those positives
that the project pronotes. You |look at the
advancenent of the master plan in terns of green
construction and other things that |I've already
mentioned, and the fact that the zone plan itself,
al t hough never getting around to give any conditions
in the ordinance, it did at |east nention that
educati onal uses woul d be appropriate in the RL
district. | think you can see that there would

really be no substantial detrinment, so therefore, Q2
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criteria would hold for the bulk variances, so |

t hi nk we net our burden for both the use, the
expansi on of the use, and the height, and the other
C vari ances.

Thank you.

CHAI RVAN Al BEL: Thanks, M. Kol ling.

Board nenbers?

COWM SSI ONER COHEN: W th respect to
t he roof playground, you are going to have kids up
there 60-sonething feet above the street?

THE W TNESS:  Yes.

COWM SSI ONER COHEN: Can you just talk
about the safety features to nmake sure that the kids
are going to be -- | think there was a reference to
a six-foot wall at one point in M. Vandermark's
testinony. Maybe can you el aborate on that.

THE WTNESS: Well, | think that's
exactly what's necessary. Yes, the kids are up
fairly high in the air, but there is a six-foot high
fence that's at different points in different parts
of the building, either five or I think even ten
feet in some | ocations.

So you have the fence. You have sone
| andscapi ng, and then you have the parapet at the

ot her side, so that should provide sufficient
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safety, although | amnot famliar with the
day-to-day aspects of this, if sone nenber of HOPES
would like to cone up, | amsure the children are
going to be well supervised as well.

COW SSI ONER COHEN: | woul d just like
to hear sone testinony from sonebody who knows about
how ki ds are not going to be able to have access to
the edge of the roof, are they going to be -- if
t hey have access to the roof and have access to --
if they access to green space, that is a great
thing, but we don't want to be putting kids' lives
at risk obviously.

MR. MATULE: And we are draw ng the
short straw right nowto see --

(Everyone tal king at once.)

(Laught er)

M5. WELCH: This is the director of the
preschool program so I'mgoing to defer to her.

MR. GALVIN. Raise your right hand.

MR. MATULE: State your nane.

MR. GALVIN. Do you swear to tell the
truth, the whole truth, and nothing but the truth so
hel p you God?

MS. ESTEVEZ- VARGAS: Yes.

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

M5. ESTEVEZ- VARGAS: Josalin
Est evez-Vargas, E-s-t-e-v-e-z hyphen V-a-r-g-a-s.

MR. MATULE: And you heard the
guestions the Board nenbers were aski ng about
supervision of the children and safety up on the
roof deck?

MS. ESTEVEZ- VARGAS. Yes.

MR. MATULE: And you woul d be
overseeing all of that?

MS. ESTEVEZ- VARGAS.  Yes.

Well, | amthe Director of the Early
Chi | dhood Program for HOPES, and we serve chil dren
birth to five

Al'l of children are supervised at al
times, especially when they are playing outdoors
where there's a public park or in a playground
wi thin our building.

So at all times children are supervised
at a ratio that either neets or exceeds |licensing
requirements, and we are licensed by the State of
New Jersey Licensing Departnent, so we have to neet
those requirenents, and they are always to provide
what ever activities they will be engaged in, whether

it's on the ground or on the rooftop playground,
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they are age appropriate, you know, whatever
structure, which | don't think there would be |ike a
| ot of structures to clinb on to get even higher,

but will be at their age level and would definitely
not have access to playing, you know, close to the

f ence.

W have a rooftop playground that we
use at the Brandt School, which is on 9th and
Garden. W have a preschool nurse there, and they
use that, and it has approximately the sane hei ght
fencing all around it, and actually has sone
pl ayground equi pnent on it, and actually has for
many years since we've been in that building,
al ways been supervi sed.

COWM SSI ONER COHEN:  |s the rooftop
pl ayground only for preschool kids or it is going to
be for all ages?

M5. ESTEVEZ- VARGAS: W antici pate that
children within the building, and we have chil dren
ages | guess three to eighth grade who will be able
to use it at different tines.

We have only a limted anount of tine
where the children have activities outdoors, and so
do school -aged children, so | think as we use the

gymin the past in the Rue building, we wll have a
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schedule for all of the children to be able to use
t he rooftop.

COW SSI ONER COHEN: Wl |, | guess the
concern | wanted to express since we are talking
about ol der kids who can -- | nean, little kids gets
into lots of trouble. Big kids can get into even
bi gger trouble. To the extent that there is fencing
that can be erected to create a safe barrier for the
kids to not get to the edge of the roof, | nean,
maybe M. Vandermark can show us the roof map, but |
would like to see that the kids of all ages are
going to be up there and not going to be able to get
into trouble.

MR. VANDERMARK: On the upper roof, we
created kind of a two-part safety system

We have a planter on the inside
adj acent to the rubberized surface that's
approximately two feet with |l andscaping onit. So a
kid woul d have to clinb through that, |ike four feet
of extensive roof tray, and then we have a si x-foot
high vertical fence with no grip hold. W can nmake
the fence a little bit closer together, you know,
fromthree and a half inches to potentially two
i nches, so a kid could never get his foot through

it. W could potentially go a little bit higher,
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although I don't think it would be necessary, if
there's no place to actually grab a handle or a
f oot hol d.

Ei ght feet, we could certainly go up to
eight feet. You would not have any inpact on
visibility fromthe street because you're still at a
ten foot setback fromthe parapet |ine, you wouldn't
see it.

COW SSI ONER COHEN:  Ri ght .

MR. VANDERMARK: So if safety is a
concern, you can certainly go nore vertical, nove it
cl oser together, and we could potentially go higher
so that a kid couldn't get his hand on it.

COWM SSI ONER COHEN: | was t hi nki ng
that kids chase balls. Kids do things that seem
like a great idea at the tine, but turn out to be a
very bad idea. | nean, as long as there's no inpact
on the street view, | would think that that woul d be
a good i dea.

MS. ESTEVEZ- VARGAS. May | be excused?

COW SSI ONER COHEN: Thank you.

MR. GALVIN. | don't know. You better
check with the principal.

(Laught er)

CHAl RVAN Al BEL: Are we still
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guestioning M. Kolling?

Go ahead.

COW SSI ONER GRANA:  (One sinple
question: In your opinion, do you believe that the
Sicca standards apply to this application?

THE WTNESS: Yes. This is definitely
in nmy opinion an inherent beneficial use.

COWM SSI ONER GRANA:  Thank you.

CHAI RMAN Al BEL: Anybody el se, Board
menber s?

Publ i c?

Let nme open it up to the public.

Anybody have questions for the planner?

Seei ng none.

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

COW SSI ONER MC ANUFF:  Second.

CHAI RVAN AIBEL: Al in favor?

(Al Board nenbers answered in the
affirmative.)

CHAl RVAN Al BEL: Before you go forward,
can | ask M. Vandermark --

MR. MATULE: Sure.

CHAI RVMAN Al BEL: -- a couple of

guestions?
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MR. MATULE: Sure.

CHAI RVAN Al BEL:  You know, | very much
want to get on board with this application, and ny
remai ning concern | think is the prom nence of the
metal cladding on the edge of the building. 1Is
there sonme way -- and, again, | amassumng it is
pai nted blue and white, or are they fabricated
panel s that are blue and white?

MR. VANDERMVARK: There will be
fabricated panels, and it will be a natural gray
color and the blue. |If this, turning the corner,
and you know, running east is a major issue for you,
you know, we can al nost certainly termnate that
screened corner and continue the side wall
treatnent, you know, to the edge of the buil ding.

CHAIl RVAN AIBEL: No. Let me throw this
out because | don't want to dictate --

MR. VANDERVARK: | don't want to
j eopardi ze the application.

CHAI RVAN Al BEL: -- your architecture.

MR. VANDERMARK: All right.

CHAI RMAN Al BEL: |Is there a copper way
that you could clad it in a copper in a nore
traditional |look, so that it would not create a

patina over tinme and weather nicely so it would be,
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you know, quite a | ess prom nent feature?

COWMWM SSI ONER COHEN: | like the green
screening --

MR. GALVIN. Say it out | oud.

COWM SSI ONER COHEN: O just having a
green screen to the corner, which, you know, to
soften the look all the way to the corner.

COW SSI ONER MC ANUFF:  |'s the issue
with the color or the material itself?

CHAI RMAN AIBEL: No. | don't think
it'"'s really -- well, it's really the prom nence that
| think is going to be drawn to that corner to that
el enent .

| guess what | am |l ooking for is sonme
way to accommodate the nodern el enent that the
Mnervini firmwants to put up there with sonething
that's a little bit softer.

COWM SSI ONER MC ANUFF: | guess if you
left it the natural silver and netal color, it
probably woul dn't be as prom nent as the bl ue.

CHAIl RVAN AIBEL: | don't know.

Board nmenbers, am | alone in this one?

COW SI ONER GRANA:  Are we into
del i berati ons?

(Everyone tal king at once.)



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

207

MR. GALVIN. No. W're going to go.

CHAI RVMAN Al BEL: W are going to --

MR. GALVIN. W are going.

W are trying to figure out what
changes we m ght be able to get, but | think we're
undecided. Don't do anything. That's ny advice.
Let's go into deliberations. W'II|l ask you during
del i berati ons.

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

MR. MATULE: | have no further
questions for M. Vander narKk.

CHAI RVAN AIBEL: Oh, | should open it
up to the public for comment.

MR. MATULE: For public conment, yes.

CHAl RVAN Al BEL: M apologies. | think
you are going to get sone public comrent.

CHAI RVAN Al BEL: Ckay. Now is the tine
for anybody who wi shes to conment.

VWhat we will try to avoid are
repetitive coments, so --

MR, GALVIN. Well, let nme just say
this:

| f everyone is here for the school, |
don't think there is any reason. W will open it up

to the public, but there is no reason for everybody
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to get up and --
MR. MATULE: Is there anybody here for
this application who is not affiliated with the

school, either as an enpl oyee or a Board of

Trust ees?

M5. REYES. Yes, | am | amalso a
par ent .

MR. MATULE: Well, | think | wll [|eave
that --

MR, GALVIN. Al | amdoing is I am

begging you not to add to this, because we have
other things to do. But if you want to get up and
you want to be heard, | think we will take a voice
or two, but let's try to be quick about it, okay?

M5. REYES. Barbara Reyes. |I'ma
resi dent of Hoboken.

MR. GALVIN. What is your street
address?

M5. REYES: | live on 311 Harrison,
Hoboken.

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?

M5. REYES: Yes, | do
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MR. GALVIN. Go ahead.

M5. REYES: As a resident of Hoboken,
have been a parent and an enpl oyee for the agency
for over 12 years. | really hope that you would
consi der approving this application as HOPES
currently is the oldest coonmunity action agency in
Hoboken serving this comunity for over 50 years.

Thi s agency not only provides services
to our children, but to our youth and seniors here
i n Hoboken free of charge.

Al l ow ng this expansion would actually
al l ow HOPES not only to continue to supply these
services, but also to expand their services, and
those that they assist daily, so | really hope that
you woul d consi der approving it.

MR. GALVIN. Thank you for those
prepared remarks. Very well done.

(Laught er)

There you go. | agree with that.

(Appl ause)

CHAI RVAN Al BEL: Does anybody el se
think they could do better?

THE AUDI ENCE:  No.

MR. GALVIN. kay. So we are going to

cl ose the public portion.
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| don't think I need to add any nore.
| think the planner or the architect has said
everything that needs to be said.

Qovi ously, HOPES was devastated by the
hurricane. They need a new facility, and this is a
terrific opportunity.

| do have to throwin that they are
within a certain window to get this done with their
federal grant, and that is why we have been trying
to push it to get here for the Board and --

MR. GALVIN:. Just for the record, you

know, not our fault. | mean, you know --
MR. MATULE: -- | wasn't inplying
anyt hi ng negative. | amjust happy we are here as

fast as we have gotten here --

MR. GALVIN. Right.

MR. MATULE: -- but | amjust saying
that they do have a w ndow that they have to not
only --

MR. GALVIN. And let ne -- let ne --

MR. MATULE: -- get their approvals,
but actually build this thing.

MR. GALVIN: -- with that said, | wll

do nmy very best to craft a resolution as quickly as

210
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possi bl e.

MR. MATULE: Thank you, M. Glvin. |
appreci ate that.

CHAI RVAN Al BEL: Thank you.

Board nenbers, anybody want to start?

COW SSI ONER COHEN:  Yes.

| think it is a good application.

Wth respect to the side wall, | nean,
| do think that it is alarge lot line. It is
al ready 81 percent coverage and it's going to 89
percent coverage. |It's going to be right up on the
hundred percent lot line, and |I think that they
shoul d do the green screen on the whol e side to nmake
it softer, to nake it less inposing. It is going to
be i nposing, but at least it will be |less inposing
if it's a green screen. | think that should be
done.

As far as the Chairman is concerned
about the blue corner, it doesn't really bother ne
that nuch, but if we are going to do the green
screen, maybe it would make himfeel better if we
just wrapped the green screen to the corner as
opposed to stopping it in front of the insig -- you
know, the decorative feature.

But, you know, | can live with having
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the green screen up to the blue part. It's not a
make or break thing for nme, but, you know, | think
it's a beautiful design. | think that it wll
enhance the services that HOPES provides for the
community and the other tenants in the buil ding.
think it's sonething that is worthy of our support
inthat it satisfies the Sicca standard as well.

CHAI RVAN Al BEL: Anybody el se?

COW SSI ONER MC ANUFF: | will second
Phil's coments.

My only caveat to the whole thing is
that | would |ike to see sone sort of a recessed
entry way to help with the cuing in the norning when

t he users cone in.

COW SSI ONER GRANA: | guess it's ny
turn.

| think it is very straightforward,
this application. | think M. Kolling has

absolutely nade the case that it's an inherently
beneficial use, and | think that that inherently
beneficial use drives, in ny view, an approval of
the D2 and D6 vari ances.

| think the coverage -- | think there
is an inpact to the coverage, but if you |l ook at you

existing structure, the inpact is already largely
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then on the community, and we' ve been asked to
out wei gh, bal ance benefits over negatives, and |
think that the benefits strongly outweigh the
negati ves.

As far as the architecture, | wll say
sonetines | commented in the past that | think, you
know, sonething is perhaps a bit bold and
certainly understand that.

Whether | like this particul ar
architecture or not, I think we do at tines reserve
bol d architecture for public uses, and when you have
a public use, not a private use that wants to
accentuate that, and it's trying to nake a public
statement with that, which | think is essentially
what's happening here, | tend to support it, so
that's ny view on the architecture. | don't always
support it, but in this case | do.

CHAI RVAN Al BEL: Frank, do you want to
comment ?

COMW SSIONER DE GRIM | do.

| agree with the cooment that it's a
very bold use, but | defer to the architect for it.

| think it's clearly an inherently
beneficial use.

| also agree that the nassive gray wall
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shoul d have a green screen, and --

MR. GALVIN. What do you think about
t he wr ap- around?

COM SSIONER DE GRIM I'mcontent with
the wap-around. | think that goes back to the
prior comment that it's a bold statenment by the
architect, and I"'min favor of it.

MR. GALVIN. Al right. Cool.

(Laught er)

CHAI RVAN Al BEL: Well, so it's not easy
for me, but | amgoing to say it anyhow.

| amnot entirely sure that this is a
public statenent as nmuch as it is a very good
statenent by a great organization that we're bl essed
to have in town, so let ne get that out.

(Appl ause)

That having been said --

UNI DENTI FI ED VO CE FROM THE AUDI ENCE:
Do we get it?

(Laught er)

CHAI RVAN AIBEL: -- this continues to
strike ne as sonething that we need to consider
carefully because of its inpact on -- the visual
inpact that it's going to have on everybody driving

t hrough town every single day, and | personally
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would like to see it alittle bit softer, and, you

know, integrate the new organic | ook and netal into
sonething that was a little Il ess bold for using M.
DeGinms word, I would feel, you know, better about
supporting the application, so | don't know if

you - -

MR. MATULE: |'m asking the architect
if he has any suggestions that m ght --

CHAI RVAN Al BEL: Do you have any
suggesti ons?

MR. MATULE: -- off suade your
concer ns.

MR. VANDERMARK: Certainly. W can
propose either an organic col ored al um num screen,
either potentially in the natural color, you know,
either an earth tone or, you know, potentially green
or potentially this could be a copper -- perforated
t hat does patine over tinme. Once it does patine --
et me go further now that I'mthinking this out on
my feet -- this could be a pre-patined perforated
screen, which pre-patined copper is a bluish-green
color. It sort of ties inwith the branding. It is
kind of organic. It will match different green
el enents that are part of the addition, including

the green screen, and | think that is a very good
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desi gn additi on.

COW SSI ONER GRANA: A conprom se

CHAI RVAN Al BEL: | thank you, HOPES,
for accommodati ng ny concerns on this one, and --

COW SSI ONER COHEN: Let's state our
condi tions then.

CHAI RMAN Al BEL: -- and then | guess
you can work with our planner and engi neer.

MR. VANDERMARK: Yes, absolutely.

CHAI RVAN Al BEL: Thanks, M.
Vander mar k.

MR. GALVIN. Al right.

The applicant is to provide a detention
facility that neets the 100-year standard.

Two: The building is to obtain LEED
certification.

Three: The applicant will conmply with
the reports of the Board's professionals and wll
revise the plans to conmply with FEMA requirenents.

Four: Privacy shades will be added to
t he wi ndowed buil ding facing Garden Street.

COWM SSI ONER COHEN: At the applicant's
expense.

MR. MATULE: | think nmaybe we're

confusing the two. W' re not tal king about closing
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up the windows. W are tal king about providing
shades in the classes and offices in here.
COW SSI ONER COHEN:  Okay. Those are
two different things. Sorry.
MR. MATULE: But yes, when you say it.
(Laught er)
MR. GALVIN. The plan is to be revised
to show a green -- the side wall -- the planis to
be revised --

M5. BANYRA: G een screen.

MR. GALVIN. -- to show a green screen
on the side wall. The plan is to be revised to show
roof fencing --

COW SSI ONER COHEN: | think on the
side wall, you should al so add the pre-patined

copper screen to the corner treatnent.
COW SSI ONER DE GRIM O change t he
corner treatnment to a --

COW SSI ONER COHEN:  Pre-pati ned

copper --
COW SSIONER DE GRIM  -- pre-patined
copper .
COW SSI ONER COHEN:  -- as testified
to.

CHAI RMAN AIBEL: W are only two-thirds
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of the way through the evening.

(Laught er)

MR. GALVIN. Wth pre-patina what?

COWM SSI ONER COHEN:  Pre-pati ned copper
screen treatnent.

MR. VANDERMARK:  Copper.

MR. GALVIN. Al right.

The plan is to be revised to show roof
fencing as di scussed nodifi ed.

COW SSIONER DE GRIM  Is that as to
hei ght or just --

COW SSI ONER COHEN: Hei ght and

separation between the --

COMW SSIONER DE GRIM -- both --

MR. GALVIN. | put "as discussed at the
time of the hearing," and we will |et our planner
and engi neer --

M5. BANYRA: Yeah. | have an idea.

MR. GALVIN. -- verify it.

COW SSI ONER DE GRIM Ckay.

MR. GALVIN. And the plan nust be
revised to show a recessed entry way.

Is that a probl en?

MR. VANDERMARK:  Yes.

MR. GALVIN. It is a problen?
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MR. MATULE: No.

MR. VANDERMARK:  No, no.

(Laught er)

MR. GALVIN. I'msorry. |'mfunny.

MR. VANDERMARK: It's getting late,
t 00.

MR. GALVIN. No, it's not getting late
yet.

COWM SSI ONER COHEN:  And then also to
address the nei ghbor's w ndows.

MR. MATULE: We'll close up the
nei ghbor's wi ndows at our expense --

COW SSI ONER COHEN:  That are on the
property line --

MR. MATULE: -- that are on the south
wal | of the nei ghbor's buil ding.

(Board nenbers confer.)

MR. GALVIN. One thing also, can | ask
one question?

The brown, | thought that was a roof,
and it | ooked very attractive to ne on the two
adj acent houses, but those aren't -- that's not a
roof, is it?

MR. VANDERMARK: Yes, that is a roof.

COW SSI ONER COHEN: Sl ant ed roof.
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MR. GALVIN. You can't see it from
Googl e on the street view. |It's set back?

| don't want to waste any tine on it,
but | --

MR. VANDERMARK: Yes. It is here. It
m ght be over-enbelished on the rendering, but
here -- slightly over-enbelished.

(Laught er)

MR. GALVIN. Ckay. It looked like flat
roofs to nme, but --

MR. VANDERMARK: It is there.

MR. GALVIN. Ckay. | believe you.

CHAl RVAN Al BEL: Ckay. Are we done?

MR. GALVIN. | am done.

MR. MARSDEN: Dennis, can you read the
first one again?

MR. GALVIN. The applicant is to
provide a detention facility that neets the 100-year
st andar d.

MR. MARSDEN: Provide a stormater
managemnment report --

MR. GALVIN. Ckay. And?

MR. MARSDEN: | nean, he's not
providing a detention basin as such. He's providing

a whol e bunch of green factors and storage.
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M5. BANYRA: G ve himthe wording for
t he resol ution.

MR. MARSDEN: Ckay.

MR. GALVIN. The applicant is to
provi de a stormater managenent report --

MR. MARSDEN: That neets the criteria
for the hundred-year storm and that's it, and that
gives himleeway. That's all.

MR. GALVIN. | got it. W' re good.

Al'l you need nowis to ask for notions
for a vote.

CHAl RVAN Al BEL: Ckay. Can | have a
noti on?

COW SSI ONER GRANA: Motion to approve
301 Garden Street.

COW SSI ONER DE GRIM Second.

CHAI RVAN Al BEL: Second by M. DeGim

MS. CARCONE: M. DeGim

Ckay. M. Cohen?

COW SSI ONER COHEN:  Yes.

M5. CARCONE: M. G ana?

COW SSI ONER GRANA:  Yes.

M5. CARCONE: M. MAnuff?

COW SSI ONER MC ANUFF:  Yes.

M5. CARCONE: M. DeGin®
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COW SSI ONER DE GRIM Yes.

M5. CARCONE: Conmi ssioner Al bel ?
CHAI RVAN Al BEL:  Yes.

(Appl ause and cheeri ng)

MR. MATULE: Thank you very nuch.

(The matter concluded at 11:10 p.m)
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CERTI FI CATE

|, PHYLLIS T. LEWS, a Certified Court
Reporter, Certified Realtine Court Reporter, and
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transcript of the testinony 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
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CHAIl RVAN AIBEL: M. Mtule, we are on
61- 63 Fourteenth Street.

MR. MATULE: M. Chairman, thank you

It is alnost 11:15.

MR. GALVIN. | just want the record to
reflect that | was trying every way possible to nake
this to go forward to squeeze a half hour on this
thing, and I want that on the record because ny goal
is toget us into a positive -- well, | want us to
el imnate nore cases than we are taking in, and
until we achieve that, | amgoing to keep whi ppi ng
t hi s Board.

(Everyone tal king at once.)

MR. GALVIN. No, M. Matule, you have
to have as nmuch tine as you need to do the cases.

MR. MATULE: | appreciate the Board's
courtesy, but we have a couple of apparently
obj ectors or neighbors, who didn't get the notice as
tinmely as they would have liked to, and they want
the opportunity to talk to the architect, and
woul d li ke the opportunity to find out what their
concerns are and see if we can address them so that
when we do cone back, we can have a nore expeditious
heari ng.

| amtold April 7th can be a possible
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date. | conferred with the professionals, and they
are available on that date, so if we could nake an
announcenent that the matter will be carried to
April 7th with no further public notice, I would
appreciate that courtesy.

CHAI RVAN Al BEL: Let ne have a noti on.

COWM SSI ONER GRANA:  Mption to nove the
current application to April 7th without further
notice.

COW SSI ONER COHEN: | woul d ask, M.
Matul e, to the extent that you contacted the other
nei ghbors about this, they want nore tine to |et
them know informal |y, as opposed to a fornmal notice,
that this wll be carried to April 7th

MR. MATULE: Yes. They are actually in
the roomhere, too, but I will talk to them and make
sure they understand that.

CHAI RVAN Al BEL: You are wai ving any
time?

MR. MATULE: Absolutely waiving the
time in which the Board has to act to April 7th,

COW SSI ONER COHEN:  Second.

M5. CARCONE: Who was the first?

COWM SSI ONER GRANA: | noti oned.

M5. CARCONE: I'msorry. | didn't hear
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CHAI RVAN Al BEL: Roll call.

M5. CARCONE: M. Cohen?
COW SSI ONER COHEN:  Yes.

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

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

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

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

M5. CARCONE: Conmi ssioner A bel ?
CHAI RVAN Al BEL:  Yes.

MR. MATULE: Thank you for staying.

appreciate it.

t oni ght .

(Counsel excused.)

(Everyone tal king at once.)
COW SSI ONER GRANA: Wi vers
CHAI RVAN Al BEL: Jeff Marsden.
M5. BANYRA: Jeff, waivers. Co.
MR. GALVIN. Don't waver, Jeff.
(Laught er)

MR. MARSDEN: W have two wai vers

228
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VW have two that we need

MR. MARSDEN:  Ckay.

The first one is 1427-1429 G and

Street. That's a prelimnary site plan wwith C and D

vari ances. They are requesting a waiver under 25

for stormnater, under major site plan. Because it

is prelimnary, we recommend approving that waiver,

which will be provided -

provi ded before final.

26 i s the stormater

It's the sanme type of wa
to NHSA and to us prior

And a soi

- that information will be

iver. |t

to final

managenent pl an.
will be submtted

application.

erosi on plan, the sane

reason. They can provide that during final.

C variances recommended approval of

wai ver for stormmvater ma

nagement ,

and D vari ance

recommended a wai ver for a stormwater managenent

dr ai nage area nap.

They are all

very simlar, okay?

Then the other one is 259 First Street.

That is a final site pla

n. Stormivater area nap

NHA -- I'msorry -- drainage area map. North Hudson

has approved the stormwat er managenent plan, so they

subm tted proof of that,

and t hat

is the same reason
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for the stormwater managenent plan request for the
wai ver, because it has already been submtted to
North Hudson who approved it.

The soil erosion and sedi nent plan, we
recomrend approving that waiver. He is exenpt from
determ ni ng Hudson County -- Hudson, Essex, Passaic
soil conservation. The letter has been provided
fromthe conservation district indicating that.

CHAI RVAN Al BEL:  Good.

Can | have a notion to accept the
reconmendat i ons of the engineer?

COWM SSI ONER GRANA:  Mbtion to accept
Jeff Marsden's slash H2V s recommendati ons of
wai ver.

COW SSI ONER MC ANUFF:  Second.

CHAIl RVAN AIBEL: Al in favor?

(Al Board nenbers answered in the
affirmative.)

CHAl RVAN Al BEL: Mtion to close the
nmeet i ng.

COWM SSI ONER MURPHY:  Motion to cl ose
t he neeting.

(Laught er)

COW SSI ONER COHEN:  Second t hat .

CHAI RMAN Al BEL: Thanks, Di ane, for
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okay?

M5. CARCONE: Sane tinme next week,

CHAI RVAN Al BEL: See you all next week.

(The neeting concluded at 11:35 p.m)
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