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HOBOKEN ZONI NG BOARD OF ADJUSTMENT
G TY OF HOBOKEN
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REGULAR MEETI NG OF THE :

HOBOKEN ZONI NG BOARD COF . March 25, 2014
ADJUSTMENT : Tuesday 7:10 p.m
- - - - - - - - - - - -4 -4 4 - - - - =X

Hel d At: 94 Washington Street
Hoboken, New Jersey

BEFORE

Vice Chair Elliot H Geene
Commi ssi oner Antoni o G ana
Commi ssi oner Onen M Anuf f

Commi ssioner Richard Tremti edi

ALSO PRESENT:
Ei | een Banyra, Pl anning Consul tant

Jeffrey Marsden, PE, PP
Board Engi neer

Patricia Carcone, Board Secretary

PHYLLIS T. LEWS
CERTI FI ED SHORTHAND REPCORTER
CERTI FI ED REALTI ME REPORTER
Phone: (732) 735-4522
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DENNI' S V. GALVIN, ESQU RE
730 Brewers Bridge Road
Jackson, New Jersey 08527
(732) 364-3011

Attorney for the Board.
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VI CE CHAI R GREENE: Good eveni ng.

This is the March 25th -- is this a
Regul ar Meeting or a Special Meeting?

M5. CARCONE: A Special Meeting.

VI CE CHAIR GREENE: -- Special Meeting
of the Board of Adjustnent.

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

Please join ne in saluting the flag.

(Pl edge of Alliegance recited.)

VI CE CHAI R GREENE: Chai rman Ai bel had
anot her commtnment and will hopefully be arriving
Within the hour, but in neantinme, we are going to
hear this application as we sit with four nenbers.

M5. CARCONE: Conmmi ssioner G eene?

VI CE CHAI R GREENE: Yes, here.

M5. CARCONE: Conm ssioner G ana?

COWM SSI ONER GRANA:  Her e.

M5. CARCONE: Conmm ssi oner McAnuff?
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COW SSI ONER MC ANUFF:  Her e.

M5. CARCONE: Conmi ssioner Tremtiedi?

COW SSI ONER TREM TI EDI : Here.

M5. CARCONE: Ckay

VI CE CHAI R GREENE:

W& have a quorum

M. Matul e?

W have no admnistrative matters?

M5. CARCONE: ©Oh, we have to do the

resol uti ons.

VI CE CHAI R GREENE

Al right. Gve us

two mnutes to do two appoi nt ments.

| don't have them
M5. CARCONE: Ckay
appoi nt nent of EFB

VI CE CHAI R GREENE

It is the

D d everyone have a

chance to review the resolutions for appointnent?

M5. CARCONE: | did not send t hem out.

VI CE CHAI R GREENE

t hem out ?

MS. CARCONE: No,

VI CE CHAI R GREENE
read them

MR. GALVIN. Wl |,
any --

VI CE CHAI R GREENE

approve the resol utions?

You didn't send

didn't.

Per haps we shoul d

we' re not approving

Ch, we are going to
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MR. GALVIN:  Yes. | |ooked at them and
they are okay. They are just a nenorialization of
your decision to appoint Ms. Banyra and M. Marsden

VI CE CHAI R GREENE: Woul d sonebody 1i ke
to nove thenf

M. Tremtied?

MR. GALVIN:  You can do them

COMWM SSIONER TREM TIEDI : 1'I1 make a
notion to nove these two resol utions regarding the
pl anner and the engi neer.

COW SSI ONER MC ANUFF:  Second.

VICE CHAIR GREENE: Roll call.

M5. CARCONE: Conm ssioner G ana?

COWM SSI CENR GRANA:  Yes.

M5. CARCONE: Conmi ssioner MAnuff?

COW SSI ONER MC ANUFF:  Yes.

M5. CARCONE: Conmi ssioner Tremtiedi?

COW SSI ONER TREM TI EDI @ Yes.

M5. CARCONE: Conmi ssioner G eene?

VI CE CHAI R GREENE: Yes.

(Conti nue on next page)
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405 JEFFERSON STREET, Bl ock 60, Lot 3 :
Applicant: divia Jan & Herve Grosse : March 25, 2014
Roof Deck - roof coverage : Tuesday 7:15 p.m
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BEFORE
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DENNI' S V. GALVIN, ESQU RE
730 Brewers Bridge Road
Jackson, New Jersey 08527
(732) 364-3011

Attorney for the Board.

ROBERT C. MATULE, ESQUI RE
89 Hudson Street

Hoboken, New Jersey 07030
(201) 659-0403

Attorney for the Applicant.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

W TNESS

LOU MOGLI NC

EXH BI T NO.

I NDE X

PAGE

10

EXHI BI TS
DESCRI PTI ON
Page 4 of Master Deed

Letter, 5/21/2012
Set of 22 photographs

PACGE

11
11
15



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

10

VI CE CHAIR GREENE: Now, M. WMatul e.

MR. MATULE: Thank you, Conm ssioner
G eene.

Good eveni ng.

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

This is an application for a roof
coverage variance for a roof deck at property at 405
Jefferson Street. W are going to have the
testinony of M. Mglino, the architect. He has
previously testified before the Board, but | would
request that he be sworn, and if you would like, we
can qualify himagain.

MR, GALVIN. No. W wll be 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?

MR. MOGLINC: | do.

LOU MOGLI NO A1l A POBox 216, Hol ndel,
New Jersey 07733, having been duly sworn, testified
as follows:

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

THE WTNESS: Lou Mogli no,
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Lou Moglino 11

V-0-g-1-i-n-o0.

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

VI CE CHAI R GREENE: W do.

MR. GALVIN. You may proceed.

MR. MATULE: Just as a prelimnary
matter, | had previously submtted these to the
board pl anner, but just for the record I will submt
t hem

One is Page 4 of the master deed for
t he subject property, which identifies the
applicants' unit as having roof rights to the roof
on the subject property, and the other is a letter,
dated May 21, 2012, fromthe condom ni um associ ation
aut hori zing themto do work on the roof including
skylight installation and rooftop deck fencing, et
cetera.

MR. GALVIN. W are going to mark those
as A-1 and A-2.

MR. MATULE: Do you have stickers?

Thank you.

(Exhibits A-1 and A-2 marked.)

MR. MATULE: Al right. M. Moglino,
coul d you describe for the Board nenbers the subject

property and then the proposed i nprovenents to the
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Lou Moglino 12

roof ?

THE WTNESS: Okay. The subject
property is located at 405 Jefferson Street. W are
proposing to inprove the roof level with wood
decki ng, you know, or a conposite type decking with
| andscapi ng al ong the north and south sides of
the --

VI CE CHAI R GREENE: Coul d you speak up
pl ease?

THE W TNESS: Sure.

-- along the south and north sides of
t he parapet walls proposing sone greenery and
| andscapi ng.

Al ong the -- Sheet Z-2, the upper plan,
shows the existing conditions, where there is an
exi sting staircase, a penthouse, an el evator
pent house, along with sonme nmechani cal equi pnment and
ot her exhaust fans, and there is an existing roof
hat ch.

The tenant or the owner of the top unit
at 405 has roof rights, where he -- they are both
allowed to i nprove the roof.

Al ong the center, there would be a roof
trellis, which is about nine and a half feet tall

and there will be a greenery around the existing
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Lou Moglino 13

mechani cal equipnent. And as | indicated earlier,
al ong the south side, there would be two sections
with planters with built-in benches and also to
mrror that along the north side.

MR. MATULE: In the planner's report,
she asked whether or not the trellis could be
covered with sone kind of greenery, you know, sone
ki nd of vines or sonething.

The applicant thinks that is a good
idea, so are they willing to do that?

THE W TNESS: Yes.

MR. MATULE: And you also, | note from
the ARC neeting, there was a question about the
ability of the roof to support the weight for the
proj ect you are proposing. Have you investigated
that, and structurally there are no issues?

THE W TNESS: Yes.

Shoul d the application get approved, we
will do further investigations. W'I|lIl get a
structural engineer involved and investigate what
was on the as-built versus what are the field
conditions, and we will check the | oads and nake
sure that the roof is capable of supporting the
decking and the planters, et cetera.

MR. MATULE: But based on your
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know edge of the building as the conditions
presently exist, that should not be an issue,
correct?

THE WTNESS: Correct.

MR. MATULE: Cxay.

| al so have a set of photographs, if
the Board would like to | ook at them of the roof.
| have them here, if you want to see them | can
submt them There are about 22 phot ographs.

VI CE CHAIR GREENE: That can't hurt.

MR. MATULE: M. Mglino, | amgoing to
show you this series of | guess it is 11 pages with
two phot ogr aphs each.

THE WTNESS: Correct.

MR. MATULE: You took these
phot ogr aphs?

THE W TNESS:  Yes.

MR. MATULE: And they depict the
current conditions on the roof?

THE W TNESS:  Yes.

MR. MATULE: And al so the facade of the
bui l ding and the property next door?

THE W TNESS:  Yes.

They were taken approxinmately about a

year ago, pictures at roof |level and al so around the

14
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Lou Moglino 15

the street |evel.

MR. MATULE

And the conditions have

to the best of your know edge?

MR.  WOODARD:

MR. MATULE

GALVI N:

MATULE:

GALVI N:

2 » 3 3

MATULE:

phot os per page, so there

phot ogr aphs.

wor ks out .

A-3.)

you say that.

for aski ng.

MR. GALVI N:

(Laught er)

No, they have not.

| guess we could nmark

Yes, as a batch.

It is a set of eleven --
It's a set of eleven --
-- eleven pages with two

is a total of 22

It is amazi ng how t hat

(Set of 22 photographs marked Exhi bit

M5. BANYRA:

THE W TNESS:

MR. MATULE

M5. BANYRA:

MR. MATULE

Who took the pictures?
| did.
Yes, he did.

|"'msorry. | didn't hear

That's okay. Thank you

| guess the only other thing,
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Ms. Banyra, you raised in your report was that you
t hought we m ght need to anmend for a variance for a
nonconform ng structure?

MS. BANYRA: Nonconform ng structure.

MR. MATULE: | leave that up to
counsel .

MR. GALVIN.  You know, it is one of
those things that happen. You have a fully
devel oped condo association. | would think that any
court inthe world is going to | ook at that and say,
you know, if that isn't an inequitable estoppel
situation, | don't know what it.

MR. MATULE: Well, | nean, for the
record, we have no objections to anmendi ng our
application.

MR. GALVIN. Oh, no. | think we should
amend it. | think we should anmend it, but | think
what | amsaying is, we are a little at a loss for
how t his building could have gotten built at this
hei ght wi thout having to cone through the Zoni ng
Board. But with that said, it is what it is, so --

MR. MATULE: | w Il make arrangenents
again, for the record, to get a check for the
additional fee to Ms. Carcone for the additional C

Vari ance, and we are formally requesting that our
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Lou Moglino 17

application be anmended accordingly.

VI CE CHAI R GREENE: Thank you.

MR. GALVIN. By the way, it would have
been a nonconform ng structure no matter -- with the
addition, it becones a variance for an addition to a
nonconform ng structure anyway.

MR. MATULE: And, again, |ook, just for
the record, the anmount of the roof coverage we are
asking for is 38.96 percent?

THE W TNESS: Correct.

MR. MATULE: Okay. That is pretty
strai ght f orward.

| f the Board nenbers have any
guestions --

VICE CHAIR GREENE: | have a couple to
start off.

So fromlooking at Z-2, it al nost |ooks
like the roof is somewhere closer to a hundred
percent coverage, so what am | m sreadi ng?

THE W TNESS:. kay.

Start off wwth the rear portion, the
bui l ding takes up the entire lot. The rear portion
has a | ower roof --

VICE CHAIR GREENE: Nothing is

happeni ng there, okay.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Lou Moglino 18

THE WTNESS: -- and there are no
i nprovenents there

The actual inprovenents along the
street starts ten feet back fromthe sidewalk to the
property line. There are no inprovenents to the
north of the existing stair penthouse. The
i nprovenents are in this area that | ampointing to
on Sheet Z-2 and al ong the center.

VICE CHAIR GREENE: You are pointing to
the west side of the building, right?

THE WTNESS: The west side, which is
approximately ten by twenty.

Then toward the back is approximately
20 by 20

VICE CHAIR GREENE: So it is a |large
portion of the upper roof, but when you add the
| ower roof, it reduces the totality of it?

THE W TNESS: Correct.

VI CE CHAIR GREENE: Al so, you are going
to have a | arge anmount of planting. |s there a
wat er source because | don't see one on the plans.

THE WTNESS: One wasn't indicated, but
there is a detail on the planter section on Z-3.

Yes, the two details indicate there is

atimer and --
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VICE CHAIR GREENE: So there won't be a
spigot. This will be an irritation systembuilt
into the planters?

THE WTNESS: Correct.

VI CE CHAI R GREENE: (Ckay.

Just so | amreading this correctly,
the skylight is going to be over the kitchen?

THE WTNESS: Correct.

VICE CHAIR GREENE: That is it for ne
for now

Any ot her questions?

COW SSI ONER MC ANUFF:  What is the
item-- on Sheet Z-2, what is the itemto the right
of the dunbwaiter?

THE W TNESS: Here?

COWM SSI ONER MC ANUFF:  No, to the
right.

THE WTNESS: OCh, to the right.

It is a small countertop, a countertop

COW SSI ONER MC ANUFF:  Ckay.

VICE CHAIR GREENE: Also, the railings
that are shown in your photographs, those are
stayi ng?

THE WTNESS: No. Actually the

railings that were in the photographs are nore of a

19
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mechani cal type with spacings of about 18 inches.
The entire railing systemw || be replaced to
conformw th the code.

(Counsel and wi tness confer)

VI CE CHAIR GREENE: No ot her questions?

COW SSI ONER GRANA: | have a question

This trellis arrangenent in the center,
is that vertical? These are vertical trellises, is
that what these are?

THE W TNESS: Yes.

COWM SSI ONER GRANA:  And their hei ght
IS what?

THE WTNESS: N ne and a half feet.

M5. BANYRA: Do you have any -- | asked
whet her or not there is going to be any lighting on
the roof, and maybe you could indicate yes or no to
t hat .

| didn't see any lighting, but just for
the record, whether or not there would be |ighting,
if it was sonething that we had to potentially
mtigate against.

THE WTNESS: There will be sone
[ ighting, probably sonme | ow voltage around the
perineter and the planters. Probably -- there is

currently -- | believe the photograph shows there is
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currently one outside of the door of the stair

pent house.

M5. BANYRA: That's really a safety
t hi ng.

VI CE CHAIR GREENE: That's probably
code.

M5. BANYRA:  Yes.

So it would be along -- like floor
i ghting?

THE W TNESS: Correct.

MS. BANYRA: | amtal king nore | guess
the inpacts that |I'm | ooking at are nore things that
woul d be, you know, nmounted to the trellis or
nmount ed on a hi gher el evati on.

So you are indicating no to that?

THE WTNESS: | would -- | don't know.
We have not gotten that far yet, but whatever the
Board recomends - -

M5. BANYRA: |'msorry?

THE WTNESS: -- whatever the Board
reconmends, we could limt the amount of |ighting.

VI CE CHAI R GREENE:  No.

What are you proposing?

MS. BANYRA:  Yes.

THE W TNESS:. Probably sone | ow vol t age

21
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lighting around the perinmeter of the planters and
per haps on the underside of the trellis.

M5. BANYRA: How woul d that be nounted
like this, on the underside? | mean, not this
lighting, but this type of nmounting on the underside
of the wood?

THE WII NESS: Correct. Probably
sonet hing surface nounted, |ow profile and sparse.

M5. BANYRA: So could it be green then
so that the lighting is just down and not out?

THE W TNESS:  Yes.

M5. BANYRA: | think that's really, you
know, the inpact fromthat is that if it flows any
pl ace else, as long as it is kind of com ng straight
down, you know, that would be the -- it can't be a
spotlight type of lighting, and it would have to be
sonething |like, you know - -

THE W TNESS: Yes, | understand.

M5. BANYRA: -- | don't believe you're
al so, just as a point of information, | don't
believe you are allowed to have gas grills or any of
that type of thing. | amnot a hundred percent
sure, but | don't believe you are allowed to have
any grill up there, just FYI.

THE WTNESS: Yes. W didn't show any.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Lou Moglino

M5. BANYRA: (Ckay.

VI CE CHAIR GREENE: You said the
trellis was nine and a half feet.

Wiy is it so tall?

THE WTNESS: Hum - -

VI CE CHAIR GREENE: Wiat is the purpose

of nine and a half feet as opposed to seven and a
hal f feet or eight feet?

THE W TNESS:. Just a design di nension
| nmean, we could lower it, if you want.

W just want to --

(Board nmenbers confer)

THE WTNESS: -- it actually al nost
lines up with the top of the stair penthouse.

VICE CHAIR GREENE: So it doesn't
exceed the height of anything that's already
exi sting on the roof?

THE WTNESS: Very m ni nmal .

| f you | ook at Sheet Z-4, the top, it
exceeds the top of the stair penthouse by a couple
of inches.

VICE CHAIR GREENE: |s that necessary?

THE WTNESS:. Probably not. W can
lower it, so it won't exceed any existing structure.

MR. MATULE: G ve them a di nmensi on,

23
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ei ght feet?

THE WTNESS: | don't recall the exact
di mensi on.

VICE CHAIR GREENE: Well, ny viewis it
shoul dn't exceed anything that already exists, if
there is no structural or -- if there is no
significant reason for it to be higher.

THE WTNESS: W can nake the existing
hei ghts match with the w ndows.

MR. MATULE: Just so we are clear
| ook, the way this is drawn and the site el evation,
it appears that the penthouse is higher than the
trellis. |Is that accurate?

THE W TNESS: No.

MR. MATULE: kay. Can you drop the
trellis down so that is |ower?

THE W TNESS: Yes.

MR. MATULE: So woul d nmaking the
trellis eight feet high work in ternms of giving you
t he head cl earance you need, plus lowering it bel ow
t he roof parapet?

THE W TNESS: Yes.

MR. MATULE: So we can nake it eight
feet --

VICE CHAIR GREENE: | think that woul d

24
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be better.

(Board nmenbers confer)

M5. BANYRA: M. Moglino, just to
clarify, so you wll lower the height of the trellis

and then nmounted on the bottomof the trellis wll
be |ighting?

THE WTNESS: Yes, correct.

MS. BANYRA: And it will be adequately
screened, so that it is just down lighting, and it
won't be anything visible fromthe sides?

THE WTNESS: Yes. W can limt the
ight projection.

M5. BANYRA: R ght, and m nim ze the
amount of lighting as well?

THE W TNESS: Yes.

VICE CHAIR GREENE: And there are no
plans to string ornanmental lights fromthe trellis?
THE WTNESS: |'msorry?

VICE CHAIR GREENE: There are no pl ans
to string ornanental lights, you know, |ike a string
of Christmas lights, things like that, fromthe
trellis?

THE WTNESS: Not to ny know edge

VI CE CHAI R GREENE: Extraneous, no tiki

t orches?

25
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M5. BANYRA: Cone on, no tiki torches?

(Laught er)

(Board nenbers confer.)

MR. GALVIN. M. Marsden?

MR. MARSDEN: You are proposing no
i nprovenents on the ground |level at all, correct?

THE WTNESS: No. That is correct.

VI CE CHAI R GREENE: Any ot her Board
guestions? Oherwise we will open it up to the
public.

COW SSI ONER GRANA: | have no further
guesti ons.

COW SSI ONER TREM TI EDI : No questi ons.

VI CE CHAI R GREENE: Anybody fromthe
public have any questions of the architect?

Seei ng nobody, that would require a
not i on.

COW SSI ONER GRANA:  Mption to cl ose
the public portion.

VI CE CHAI R GREENE:  Second?

COW SSI ONER MC ANUFF:  Second.

VICE CHAIR GREENE: All in favor, aye?

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

VI CE CHAI R GREENE: Anybody opposed?
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The public portion is closed.

M. Matul e?

MR. MATULE: No, that is ny only
witness. | have the applicants here, if the Board
has any specific questions for them but | think we
have addressed the specific questions regarding the
lighting and the planting.

Basically we are asking for relief
under Section C2 of the ordinance, the flexible C
variance, which | think the Board could, you know,

t ake cogni zance of in ternms of providing the outdoor
space and benefits, you know, of that. There is
really no appreciable detrinent.

| know we put sone mnor site draw ngs
in the plans | think on the | ast page, on Z-4.
Especially wth the new building that has been
approved i mredi ately next door to the south, this
will barely be visible.

VICE CHAIR GREENE: To be clear, too,
there are no plans to put speakers on the deck or a
sound system of any sort?

M5. JAN:  No.

MR. CGROSSE: No.

(Laught er)

VICE CHAIR GREENE: We didn't swear
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them but I will accept it, because this is going to
be a condition.

MR. MATULE: A condition, yes. W have
no objections to that.

VI CE CHAI R GREENE: No speakers, no
sound system on the deck.

It doesn't nmean you can't bring out a
boom box and listen to it, but --

MS. BANYRA: Built-in is what you are
tal ki ng about ?

VI CE CHAI R GREENE: Yes, essentially,
af fi xed.

MR. MATULE: That is it.

VICE CHAIR GREENE: That's it. That's
your sunmary?

MR. MATULE: Very sinple

What | suggested to the architect, if
t he Board shoul d approve the application, that we
revise the plans for the resolution sets detailing
the lighting, reducing the height of the trellis,
and maybe putting a railing detail in just to give
the Board a little better sense of what is going to
go on.

VICE CHAIR GREENE: | think that would

be an excell ent i dea.
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Once you put the deck in, how are you
provi ding for drai nage?

THE WTNESS: There is existing
dr ai nage now.

VICE CHAIR GREENE: So it will drain
t hrough the planks to the existing --

THE W TNESS: Yes.

VI CE CHAIR GREENE: You are confortable
with that?

MR. MARSDEN:  Yes.

MR. GALVIN. | have five conditions.

| have: The trellis is to be covered
W th sonme greenery.

Two: The trellis is to be reduced to
ei ght feet in height.

Three: No string lights are to be
attached to the trellis.

Four: If an unbrella or furniture are
to be left outside on the deck, they nust be
secured. | don't know how you are going to do that,
but they have to be bolted down, | guess, if you
| eave them out there.

And five: There is to be no affixed
sound system on the deck.

VI CE CHAI R GREENE: Now, the greenery
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on the trellis, we're referring to the north and the
south sides, not the top, is that correct?

MR. MATULE: No. W are referring to
t he top.

Ms. Banyra suggested that we try to
cover the trellis with sone kind of greenery
ei ther --

M5. BANYRA: Yes. You have a nunber --
you have a fence that you coul d have things grow ng
up, and you have a trellis, so if you want to make
wi ne or sonething, | don't know.

MR. MATULE: | suggested sone grape
vines woul d be nice.

(Laught er)

MS. BANYRA: There are a |l ot of things,
SO just let your imagination run on.

(Board nmenbers confer)

VICE CHAIR GREENE: Do you want to put
no grill on the roof as a condition?

MR. GALVIN. No gas grills.

VI CE CHAI R GREENE: Yes, gas or
char coal

(Board nmenbers confer)

MR. GALVIN. If we put it in the

resolution, then it hel ps everybody to pay attention
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to that.

MR. MARSDEN. One nore question.

You submtted a signed and seal ed
survey?

MR. MATULE: Yes.

MR. MARSDEN: Pat, do the you have a
si gned and seal ed survey?

M5. CARCONE: Yes.

MR. MARSDEN: Mne is just a copy.

MR. MATULE: It was dated April 7th,

2011.

M5. CARCONE: April 7th, 2011, the
survey?

MR. MATULE: Yes. It has a seal onit.

MR. MARSDEN: That is good for nme. As
long as it was filed, | am good.

MS. BANYRA: Just as a point of order,
my report indicates a mnor subdivision. It is a

m nor site plan application. On the top of ny
report, it says "m nor subdivision."

MR. GALVIN. W are going to have to
take points off.

(Laught er)

MS. BANYRA: | ratted nyself out, but,

you know. . .
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So we have the application. W have
the conditions. Does anybody want to nmake a notion
to approve the application?

COW SSI ONER GRANA: | will nmke a
notion to approve the variances at 405 Jefferson
with the conditions.

COW SSIONER TREMTIEDI: | will second
t hat .

COW SSI ONER MC ANUFF:  Second.

VICE CHAIR GREENE: Roll call?

M5. CARCONE: Conm ssi oner G ana?

COW SSI ONER GRANA:  Yes.

M5. CARCONE: Conmi ssioner MAnuff?

COW SSI ONER MC ANUFF:  Yes.

M5. CARCONE: Conmi ssioner Tremtiedi?

COW SSI ONER TREM TI EDI @ Yes.

M5. CARCONE: Conmi ssioner G eene?

VI CE CHAI R GREENE: Yes.

MS. CARCONE: Ckay.

MR. MATULE: Thank you very nuch

Ms. Carcone, you are going to keep
t hose phot ographs for the record?

M5. CARCONE: Yes.

(Board nenbers confer.)
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VI CE CHAI R GREENE:
take a bit of a break.

(Recess taken.)

We are going to
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VICE CHAIR GREENE: All right. W are
swi tching the agenda slightly. Not slightly, we are
switching it 50 percent, we are going to hear --
maybe a hundred percent -- we are going to hear 504
G and, Block 70, Lot 26.

MR. MATULE: Good evening, Board
menbers.

Robert Matul e, appearing on behal f of
the applicant with respect to the application for
504 Grand Street. It is an application for m nor
site plan approval and variances to construct a new
four-story, four residential unit building.

| have M. MNeight, our architect, who
will be testifying, and M. Cchab, our planner.

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. MC NEI GHT: | do.

JANES NMNC NEI GHT, having been duly
sworn, testified as follows:

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

THE W TNESS: Janmes MNei ght,

MV-c-N-e-i-g-h-t.
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MR. GALVIN. M. Chairman, we have had
M. MNeight on nultiple occasions.

Do we accept his credential s?

VI CE CHAIR GREENE: Yes, we do.

MR. GALVIN. Thank you.

MR. MATULE: Thank you.

M. MNeight, would you describe for
t he Board nenbers the existing site conditions and
what it is we are proposing to replace themwth?

THE W TNESS: Yes.

This is a typical 25 by a hundred foot
site on the west side of Gand Street just above

Fifth Street. It is situated between the United

States Post Ofice on the south and the fanous Dom s

Bakery on the north.

Behind it is the large Kielly School
that has been transfornmed into housing ten years
ago, but that is the neighborhood. Across the
street fromit is the parking |lots of Church Towers
and the white bl ock buildings of Church Towers.

This is a four-story building that is
going to have four units init. It is picked up,

t he proper dinension off grade, that the first floor
is now 13 feet above sea |level to neet the |atest

FEMA st andar ds.
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The basic depth of the building is 60
feet. It has a small -- | will show you on the
plans in a second -- it has a small secondary neans
of egress deck in the back, and the bal ance of the
backyard, the |last 33 feet is | andscaped, fenced,
and the yard is both paved and has sone ot her green
area back there.

I f you ook on Z-2, it just shows the
rather crowded site. This is the old Kielly School
that is on Adans and Fifth Street. So the back wall
of this old gymasium part of the school building is
about 18 feet high, so that is the backdrop of what
we are up against in the backyard. The buildings to
either side of us are approximately 60 feet deep.

And you see, the block elevation on the
upper side of it, the one-story parking deck of that
school building cones over to G and Street, so that
is the mddle of the block, and then there are
several buildings taller than us, but this is the
new proposed buil ding next to the post office on
this side and the bakery on the other side.

To get up to the first floor apartnent,
there is an L-shaped stoop out in the front that
cones up and the two neans of egress doors neet

there. One of themcomng fromthe rear yard when
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you go down the secondary neans of egress stairway
in the back, and the other one fromthe stairway
wi thin the buil ding.

Each one of these units -- each of the
upper three floors anyway is a three-bedroom The
first floor is a two-bedroom apart nment.

On the roof, there is no use on the
roof, other than the condensers and the exhaust and
vent pipes of the utilities. The roof is going to
have a white surface on it to reflect as nuch heat
as possi bl e.

As | said, the backyard will be
| andscaped.

On Z-4, we have the diagramthat shows
the fenestration, the fact that the building is
pi cked up to the 13 feet above sea level, and the
rear deck is as small as it can get and still have
the | egal stairway com ng down in the back.

This color photo is what the color is
going to look like on this building.

MR. MATULE: Just one second.

We are going to mark this as A-1 for
identification, if you could just describe it for
t he record.

(Exhibit A-1 marked.)
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THE WTNESS: It is just the front
el evati on.

Wth this typical nodern kind of
bui l ding that we have here, where the background,

t he darkest background is the red brick, there are
bands of |inestone, and then the projected bay has
metal onit. The wi ndows are going to be bl ack.
They are going to be casenent wi ndows -- | nean
hopper wi ndows. They open |ike a hopper.

So this is the | andscapi ng page on Z-5.
The building is going to have an underground
stormnater tank that will hold all of the stormnater
and allow it to drip slowy into the sewer system
over a nunber of days instead of the supercharging
during a storm

W will have one new street tree in the
front and sone other plantings within the gate |ine
of the buil ding.

As | said before, the backyard has a
four-foot planting swath around the three sides of
it, and it is defined wth a new cedar fence in the
back six feet high

| think that is it.

MR. MATULE: There is going to be trash

storage under the stoop?
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THE WTNESS:. Yes. Trash storage under
the stoop, and we do have approximately a six foot
hi gh space under the building wthout a designated
purpose, and we could facilitate bi ke storage. It
is not tall enough to stand up straight in
underneath there for an adult anyway, but it could
be utilized for bike storage.

M5. BANYRA: For sone adults, it is.

(Laught er)

VI CE CHAI R GREENE: Wbul d t hat
constitute another story under our definition of
basenment or cellar or first |evel, because woul dn't
that be a househol d use?

M5. BANYRA: Well, we have allowed for
just plain storage as long as it was |ike bike
storage or stroller storage.

We have not allowed for |ike clothing
or hone type stuff.

VICE CHAIR GREENE: So if it was

l[imted to bicycles or strollers, it would be al

right?

M5. BANYRA: Yes. W have done that --
| think we did actually call it -- which one was
that -- it was on | think Newark and Paterson and
98 --
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THE W TNESS: 98 Adans.

M5. BANYRA: -- 98 Adans. | think we
did call it a story, and we just limted the uses to
storage that are |ike bicycles, strollers, and | am
going to say equi pnent --

VICE CHAIR GREENE: So we didn't cal
it a story then?

M5. BANYRA: -- | think we did call it
a story. | don't know that it was higher -- | think
it was higher than six feet, though, too.

THE WTNESS: Yes, it was.

MR. MARSDEN: Yes, it was.

(Chai rman Ai bel present.)

VICE CHAIR GREENE: Do you want to
start again?

M5. BANYRA: | don't know if six feet
constitutes a story in terns of building code,
t hough, either, does it?

| amtrying to remenber in terns of
bui | di ng code --

THE WTNESS: It is not a |legal height.

M5. BANYRA: It is not a |egal height,
right?

THE W TNESS:  No.

VI CE CHAIR GREENE: Want to start over?
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Perhaps we are going to start over, so
you can hear that.

CHAl RVAN Al BEL: That is great.

VICE CHAIR GREENE: W are going to do

a Scooby-Doo with not quite a Scooby-Doo endi ng.

CHAI RVAN Al BEL: M apol ogi es for being

late. I'mlate with an excuse, Counsel.

VICE CHAIR GREENE: W literally just
started 504 Grand, but we can restart it.

MR. MATULE: Okay. So the record wll
now refl ect that Chairman A bel has arrived.

MR. GALVIN. The record, what record?

MR. MATULE: Well, that's right. The
machi ne was not wor Ki ng.

(Laught er)

Good evening, M. Chairmn, and Board
menbers.

Robert Matul e, appearing on behal f of
the applicant with respect to the property at 504
G and Street.

This is an application for mnor site
pl an approval and variances to construct a
four-story four residential unit building at the

site of the currently existing building.

| amgoing to have the testinony of M.
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McNei ght and M. Ochab, so if we could have M.
McNei ght sworn and qualifi ed.

MR. GALVIN. Pl ease 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. MC NEI GHT: | do.

JANMES MC NEI GHT, having been duly
sworn, testified as follows:

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

THE WII NESS: Janes McNei ght,
M-c-N-e-i-g-h-t.

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

CHAI RVAN Al BEL:  Yes.

MR. GALVIN. You may proceed.

MR. MATULE: Thank you.

M. MNeight, would you pl ease describe
for the Board nenbers the existing site conditions
at the property and what it is that the applicant is
proposing to replace the existing building with?

THE WTNESS: Yes, sir

Thi s photo shows the existing
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three-story frame building that exists on the site
now. It has a side yard on the north side of it.
We pl an on denolishing that building and building a
new four-story tall building that fills the entire
wi dth of the 25 foot site.

It is a four-story, four-unit building,
that has -- the body of the building is 60 feet
deep.

It has a small second neans of egress
stai rway down the back of it. There is a hallway
that |eads fromthe rear yard to the front to
deliver people to the right-of-way to serve as a
second neans of egress, so there is one outside
stair and one inside stair in this design.

The building is brick. W already have
marked this exhibit as A-1.

MR. GALVIN: It is so efficient to
premark that exhibit.

(Laught er)

THE WITNESS: A red brick wth
I i mestone horizontal courses and the projected bay
that will require a Gty of Hoboken franchise
agreenment projects 30 inches beyond the building,
and it will be covered in netal.

The windows will be black, and they are
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operable on the lower |evels of the window with
hopper w ndows.

CHAI RMAN Al BEL: M. MNeight, |I'm
sorry. Could you just raise that up, so we can al
see it?

MR. MATULE: Sure, if you want to pass
it around.

Coul d you just describe for the record
al so the surroundi ng area?

| know there is a rather |arge project
behind the site, which I think is kind of relevant.

THE WTNESS: Yes. Let's turn to the
second page. You will see the nei ghborhood here.

What used to be the Kielly School, it
escapes ne what it is called now, but it was turned
i nto housing about ten years ago. It has a first
floor gyt”masium  |'mnot sure what it is used for
now, but that wall of that gymasi um was about 18
feet high, and then the building itself is nmuch
hi gher behind it. But that is the physical wall
what we are up against on the western side of the
site.

As | said before, this building is
| ocat ed between two Hoboken | andmarks, the United

States Post O fice on the south and Domi s Bakery on
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t he north.

It is across the street. This is one
of the buildings of Church Tower, and the corner of
t hat bl ock is parking.

The bl ock has several five-story
bui l dings. The parking deck for that school
bui I ding and sonme three to four-story buil di ngs down
toward this end.

The building itself has been -- | nean
the first floor has been picked up. | am/looking at
page Z-4 now. The buil ding has been picked up, so
the first floor is 13 feet above sea level. There
is a U-shaped stoop in front of the building that
goes out and neets the existing gate |ine.

| already described the facade.

The rear facade is this external fire
stair that neets the 711 proportions of a |egal
means of egress. You go down those stairs, and you
go through this door, and it takes you back to the
street.

Landscapi ng-w se, we have one street
tree out front, sone plantings behind the gate |ine.
Then in the rear of the building, we have a
four-foot planting swath around the three sides of

the yard. About half of the yard is paved, and the
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rest of it will be just grass.

MR. MATULE: Those pavers will be the
kind that allow water to perneate through then?

THE W TNESS: Yes, but besides that, we
have a drain here.

And the other ecol ogi cal aspect of
this, we are going to have an underground st orage
tank to hold the stormmater that will allowit to go
into the stormsewer nore slowy than if it wasn't
t here.

| think that is about it.

MR. MATULE: You already testified that
we need the approval of the Mayor and Council for
the --

THE W TNESS: Encroachnents.

MR. MATULE: -- encroachnent.

Did you get M. Marsden's report --

THE WTNESS. Yes, | did

MR. MATULE: -- revised on March 217?

One of the questions that he raises
here about the nethod of draining flood water bel ow
the bottom of the vent on page two, Item 6, have you
gi ven that any thought?

THE WTNESS: | can drop those vents to

right on grade, so that there isn't any residual
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puddl e inside. But we will pitch that slab in that
basenent to go out front and back drains.

MR. MARSDEN: Yeah. | nean, you could
| eave your vents -- the elevation, just put one
| ower just so that you don't have any water standing
in the building and then have the slab pitched.

MR. MATULE: Is it the applicant's
intention to al so replace the curb?

THE WTNESS: Yes. W are going to
replace all the sidewal k and all new curb in front
of the whole 25 foot swath of the buil ding.

MR. MATULE: | think the other coment
M. Marsden wanted was to update the plan to show
the utility connections and trench details --

THE WTNESS: Yeah. | have no probl em
wi th doing that.

MR. MARSDEN: That is shown al ready.

(Laught er)

MR. MATULE: Also, the way the front
stoop is situated, you could provide for trash can
storage under it?

THE W TNESS: Yes.

MR. MATULE: So it wouldn't be out on
the street?

THE W TNESS: Correct.
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MR. MATULE: How about any storage
under the buil ding?

THE WTNESS: We have -- let nme get the
exact -- we have about a six and half foot high
space underneath the building, and it could be
utilized for either bicycles or baby strollers, if
we put an access door on the front of the buil ding.
So even though it is not a legal ceiling height, it
is big enough to store bicycles and baby carri ages
under there.

MR. MATULE: R ght. It would not be
heated or finished in any way?

THE WTNESS: No. It would just be a
secure place, so you wouldn't have to bring them
upstairs with you.

MR. MATULE: Cxay.

M5. BANYRA: Can | just ask a question?

So what is bel ow grade there?

THE WTNESS: Nothing is bel ow grade.
When you build in the flood plain, you can't have
any bel ow grade space.

M5. BANYRA: So it is not a basenent,
and it's not a cellar then?

THE W TNESS:  No.

M5. BANYRA: (Ckay.
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COW SSI ONER TREM TIEDI:  Is that right
at grade | evel ?

THE WTNESS: Sort of |ike two-thirds
of a story.

VICE CHAIR GREENE: It's a craw space.

MR. MATULE: It's a craw space that you
don't have to bend over too nuch.

M5. BANYRA: So it doesn't have a door

MR. MARSDEN: If they put a door in for
storage, the storage has to be anything that's not
too severely danaged by water. That's all

MS. BANYRA: (kay, understood. But |
guess fromour definitions, anything is a story that
has a door and a ceiling height, it becones a story.

MR. MARSDEN: That sounds |ike a
pl anni ng i ssue to ne.

(Laught er)

M5. BANYRA: |'mjust saying, so then
that is the question. So it is not a basenent, it
is not a cellar and --

VI CE CHAIR GREENE: Well, exactly what
is the clearance fromfloor to ceiling?

| believe you testified that it was

five or six feet.
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THE WTNESS: W are at five-four
grade, and the bottomof the joists is 12 feet, so
it isalittle over six feet, 6.6 feet.
CHAI RMAN AIBEL: Is it susceptible to
be used for bicycle storage or trash cans?
THE WTNESS: | would think so, because

that actually --

COW SSI ONER MC ANUFF:  How do you
access the space?

THE WTNESS: We don't have it shown
here, but we could just put a door on the front of
t he bui | di ng.

COW SSI ONER MC ANUFF:  Well, if the
hei ght, and you put the door, then that portion
woul d be I ower than the rest --

M5. BANYRA:  Yes.

Well, | guess there are two issues.
One is just our definition of a story --

MR. GALVIN. Let nme just say it is
easi |y solved, okay, because we are the Zoning
Board, and we can do that.

MS. BANYRA: Understood. |'mjust
sayi ng so that maybe technically another, you know,
variance for five stories, even though but the

hei ght issue -- you know, | think if it is not
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habitable -- if it not usable space, where you can't
really have sonebody wal ki ng bel ow, and you are not
actually putting anything that is used for
residential, other than |ike a bike storage, to ne
residential use is sonething that's nore related to
stuff. | don't know how to categorize "stuff,"

but --

MR. GALVIN. Let ne hel p you.

The crawl space i s considered a story,
but it is not to be used for any other purpose than
non perishabl e storage.

MS. BANYRA: | don't know that you
actually are in the flood plain.

Are you actually allowed to put
anything -- can you put a bike and stroller, but you
can't have anything in that area, if it floods,
correct?

MR. MARSDEN: Well, you can put
anything that you want in the area except the
I nsurance conpany is not going to pay for it. FEMA
wi |l not pay, you know.

Bi cycles, you take themout, and you
wash them of f, and even a stroller could be sprayed
of f quickly, you know.

The ot her issue we have in Hoboken, of
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course, the conbined sewer, so it is going to be
nasty water, so that is why | don't think anybody
woul d put anything like that down there.

(Board nmenbers confer)

CHAI RVAN Al BEL: Denni s, haven't we
condi ti ons about what could be put in there?

MR. GALVIN. What | am basically saying
is we don't have to westle with the nental
gymmastics of this. Wth all due respect, | think
we can get by with saying yes, it is, we wll grant
it, it is a story, we realize it is not a story that
is habitable. It's less --

M5. BANYRA: It's less than six and a
hal f feet --

MR. GALVIN. =-- | don't know what to
call it. It is a technical variance. It really is
a technical variance --

MS. BANYRA:  Yes.

MR. GALVIN. -- then we will have that
the crawl space is considered a story, but it is not
to be used for habitation -- it's not to be used for
any ot her purpose than non perishable storage --

VICE CHAIR GREENE: | think referring
toit as a craw space is the right thing to do

because it doesn't really have full height.
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MR. GALVIN. W are good.

CHAI RVAN Al BEL: So the idea would be
to put a door underneath the | anding of the first
fl oor?

THE WTNESS: Yeah. But the door would
be directly under the front door of the building.
That is where you could easily go in underneath that
st oop.

CHAI RVAN Al BEL: | assunme we woul d have
gar bage can storage inside?

THE WTNESS: That could be in there as
wel |, correct.

VI CE CHAI R GREENE: As opposed to under
the stoop. | think that makes nore sense.

CHAI RVAN Al BEL: M concern was havi ng
t he garbage cans right next to the neighbor, so that
al l eviates that problem --

THE W TNESS: Correct.

CHAIl RVAN AIBEL: -- mtigates that
pr obl em

Are you finished, M. MNeight?

THE WTNESS: Yes, | am

CHAI RMAN Al BEL: M. Matul e?

We're up to questions.

VI CE CHAI R GREENE: Coupl e of
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guesti ons.

The first question is: On your street
front elevation --

THE WTNESS: Yes, sir

VICE CHAIR GREENE: -- | ampretty sure
there is no stoop at Dom's, that it's grade |evel.

THE WTNESS: Yes, one step up

VICE CHAIR GREENE: So |' m wonderi ng
what ot her inaccuracies are there in the el evations
t hat you' ve drawn?

In fact, is there a stoop on the post
of fice, too?

THE WTNESS. Yes. There's a big stoop
on the post office.

VICE CHAIR GREENE: There is definitely
not one at Doni s.

THE W TNESS: No.

Are you | ooking at the second page?

VICE CHAIR GREENE: |'m | ooking at Z-2.

THE WTNESS: Yes, let's see

This is the post office -- yeah, it is
i naccurate. Those two buildings aren't right.
have to fix both of those, because on Doms, the
door is on the north side, and it is just one --

yeah.
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MR. MATULE: Just for the edification
of the Board nenbers, M. Cchab will be testifying
next, but in his report he has sone nice photos of
t he facade and the adjoi ning buil ding.

VI CE CHAI R GREENE: The exi sting
building is not built to the north lot line, but
your proposed building is?

THE WTNESS: Correct.

VI CE CHAIR GREENE: M ot her
guestion --

THE WTNESS: You can see on the old
survey, that there was a side yard.

VICE CHAIR GREENE: It was a bunp-out,
and it was still like an alley there, if | recall --

THE WTNESS: Well, and then Donis
bui | ding has an alleyway as well that will renain.

(Counsel and wi tness confer)

CHAIl RVAN Al BEL: So, M. MNeight is
going to correct Z-27?

THE W TNESS:  Yes.

CHAl RVAN AIBEL: As | amlooking at it,
the stoop looks like it's a traditional front facing
st oop.

THE WTNESS: Yes. W have to redraw

t hose --
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VICE CHAIR GREENE: Your plan is for a
doubl e door, isn't it?

THE WTNESS: No, just a single door
This is a w ndow.

VI CE CHAIR GREENE: \Where is the
drawi ng that you --

COW SSI ONER MC ANUFF:  The drawing is
not the sane as the --

THE WTNESS: Ch, no. This is not --
was using this for color, not the exact |ayout of
t he wi ndows and the doors.

CHAI RVAN Al BEL: Let ne follow up with
t he question about the |ayout of the door

THE W TNESS:. (kay.

I f you | ook at the floor plans on Z-3,
there is one -- the door is inset. | nmean, there is
approximately a four foot six inset there.

So this door |eads to that hallway that
cones fromthe backyard, and this doorway | ooks
north and goes into a vestibule, where the electric
nmeters are and gas neters, and you go through yet
anot her door to go up the stairs or go into that
first apartnment. But there is just a single door on
the face of the building. And as | stated before,

the door to the proposed bicycle storage area
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underneath woul d be directly underneath that door,
so the garbage cans could be stored inside.

CHAI RMAN Al BEL: So coul d you descri be
for us how the landing and the door align wth the
wi ndows and/or door to the building on the south?

THE WTNESS: How it aligns? | don't
quite get your question.

CHAI RVMAN Al BEL: Well, | guess let ne
put it internms of a --

THE WTNESS: The post office building
to the south, it is a residential door that's on the
north side of that facade. Qurs will be right next
to it, but considerably higher, because of our
el evation difference.

CHAI RVAN Al BEL: How cl ose are you
going to be to the window on the first floor of the
bui | ding on the south?

THE WTNESS: How close is that doorway
to the building on the south?

CHAI RVAN Al BEL: To the wi ndow on the
first floor of the building to the south, just above
t he post office.

THE WTNESS: Oh, | see what you nean,
where the electric service is.

To that window, it |ooks Iike they have
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about 30 inches on their side, and we are going to
have anot her foot on our side, so sonewhere around
42 inches away.

CHAI RVAN AIBEL: So if | were standing
on the platform on the door on the property you are
| ooking to devel op, how close am| to the w ndow?

THE WTNESS: You would be -- well, we
Wi ll introduce this or when the planner -- you wll
be able to see it. But you won't be able to | ook
into that w ndow because the door of that post
office building is already up on top of that stoop,
you know. So our -- | will drawit correctly when I
fix the elevation, but our door is going to be nore
or less where the sill of this windowis on the
exi sting building here, so you won't be hi gh enough
to be peeking into that w ndow.

CHAl RVAN Al BEL: But let nme put ny
concern on the record, and you have -- you can tel
me how you are going to address it, or whether it
can be addressed.

THE WTNESS: Yes. | don't foresee
that as a problem but | wll --

CHAI RVAN Al BEL: But ny concern is, isS
that the door is right virtually on the property

line, and | guess ny question is: [If | amstanding
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with a group of people on your landing, | amright
under the w ndow of the property right next to it.
So | guess ny question is: |Is there
any reason froman architectural point of view you
couldn't nove that building off the property line --
t he back door off of the property line?
THE WTNESS: Well, the door is not on
the property line. It is inset four and a half
feet. You cone into the body of the building before

you get to the door.

CHAIl RVAN AIBEL: | am | ooking at the
out si de --

M5. BANYRA: It is not correct the
out si de --

CHAI RVAN Al BEL: -- as | am | ooking at
your Z-1, | thought your testinony was you had about

a foot fromthe edge of the property to the south at
the edge of the door. So the way | am | ooking at
it, that door is literally on the property -- at the

edge of the buil ding.

THE WTNESS: It is hard to tell. It's
hard to tell in an elevation

Basically this is a portal. There is
no door in that -- you cone through an open portal

into a depressed area of four-foot-six before you
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get to the door.

VICE CHAIR GREENE: But that is nore to
M. Albel's point. It could be a gathering space as
opposed to -- so his question is not about the door
Hi s question is about the entry.

You are creating an entry portico that

is directly underneath a nei ghbor's w ndow fromthe

ooks of things.
| s that your question?
CHAI RVAN Al BEL: Thank you.
VI CE CHAI R GREENE:  Sur e.

CHAI RMAN Al BEL: You can interpret any

THE WTNESS: Well, we can flip the
whol e pl an and have the door on this side, on the
north side.

CHAI RVAN Al BEL: [|'msorry, M.

MeNei ght ?

THE WTNESS: | nean, it is conceivable
to flip this whole plan into a mrror inmage, so that
the door is on the north side of the facade instead
of the south side of the facade, because there is an
exi sting all eyway between the bakery buil ding and
this buil ding.

MR. GALVI N: Kind of Iike where it is
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now?

THE WTNESS: But | nean, |'ve never
seen people gather on a stoop in front of one of
t hese kinds of buildings.

CHAI RVAN Al BEL: Well, let nme tell you
from personal know edge - -

(Laught er)

MR. MATULE: So if | mght, M.
McNei ght, if you flipped it, then the top of the
stoop and the portal, the doorway woul d then be
adj acent to the alleyway al ong the south side of
Dom s bakery?

THE WTNESS: Correct.

MR. GALVIN:  Were is it now?

THE WTNESS: Were it is now on the
exi sting building, correct.

MR. GALVIN:.  Yes.

THE WTNESS: So --

MR. GALVIN. So we won't be disturbing
the existing pattern --

THE WTNESS: Yeah, and you won't have
that problem potential problem

MR. MATULE: Okay. That won't i npact
anyt hi ng el se.

Wul d that then have your fire stair go
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to the south side?

THE WTNESS: Everything would flip
yes.

CHAI RVAN AIBEL: Is that an offer?

MR. MATULE: That is an anmendnent.

VICE CHAIR GREENE: It's going to be a
mrror imnmage.

CHAI RVAN Al BEL: | will just say, |
have personal experience because a stoop is built
right on ny property line, and the concern | have is
based on experi ence.

THE W TNESS:. kay.

CHAI RMAN Al BEL: Thank you, M. Matul e.

Anybody el se have questions for M.
McNei ght ?

VICE CHAIR GREENE: |If nobody el se
does, | have a follow up.

On Z-3, you are show ng on the first
floor plan, it looks Iike plantings in front of the
w ndows. It says "annuals." | assune those are
pl anti ngs.

THE W TNESS: Yes.

VICE CHAIR GREENE: |Is there a w ndow
box? | assunme there is a w ndow box.

THE WTNESS: No. That's on the



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Janmes McNei ght

gr ound.

VICE CHAIR GREENE: Oh, it's on the
ground?

THE WTNESS: Wthin the confines of
t he gate.

VI CE CHAI R GREENE: (Ckay.

MR. MATULE: That is on Z-5.

VICE CHAIR GREENE: Is that called out
on Z-57?

MR. MATULE: There is a planting
schedul e on the upper |eft corner.

VI CE CHAI R GREENE: Who woul d be
responsi bl e for maintaining those plantings?

THE WTNESS: The condo associ ation

VI CE CHAIR GREENE: Also, on the rear
el evation, you refer to the |andings as decks.

Are they to be used as decks or are
they nerely access to the egress?

THE WTNESS: They are basically just
egress stairs. It is -- as you can see, there is a
sliding glass door that leads to the stairway, so it
is just a function of getting through that door to
the stairs, so it -- therereally isn't any space
| eft over for any kind of recreational use.

VICE CHAIR GREENE: So it's really not
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a deck.

THE WTNESS: It is an egress stair
basi cal |l y.

CHAI RVAN Al BEL: | think we should nmake
t hat cl ear.

VICE CHAIR GREENE: Well, | think it is

m sl eading to even refer to them as decks.

THE WTNESS: Were did | call them
"Decks"?

VICE CHAIR GREENE: | read it
somewher e.

THE W TNESS: Ckay.

M5. BANYRA: | think the other fact is
that if the plan is flipped, then again, that's
moved further away to the use to the south, and
there is another four and a half feet between the
property to the north --

VI CE CHAIR GREENE: R ght.

M5. BANYRA: -- so | think that also
mtigates the space on them whatever they are
cal led, is nom nal

VI CE CHAIR GREENE: And maybe it was in
one of the reports that | read --

MR. MATULE: It is on the zoning table

on Z-1, where he breaks out the | ot coverage, it
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says with decks.

VICE CHAIR GREENE: Wt h decks.

Thank you.

THE WTNESS: Al right. | wll change
that to stair -- exterior stair.

MR. MARSDEN: | nean, it is just a

| anding for the stairs, correct?

THE W TNESS: Correct.

MR. MARSDEN: That's all it is.

M5. BANYRA: M. MNeight, | think you
didn't indicate on the plan a fence around the
| andscaping in the front area.

THE W TNESS:. (kay.

M5. BANYRA: Maybe a wought iron fence
to close in that area.

THE W TNESS:. (kay.

M5. BANYRA: | think you al so indicated
two red maples are going to be located in that front
area. | don't think two wll fit.

THE WTNESS:. Yes. Just one, okay.
saw it in your report.

MS. BANYRA: So those are ny comments
relative to the | andscapi ng.

CHAI RVAN AIBEL: | may have m ssed your

testinony on this.
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| s the backyard to be used exclusively
by the unit on the first floor or is it --

THE WTNESS: Yes. It will be limted
common area for that first floor unit. Limted
access conmon area is the term nol ogy.

VICE CHAIR GREENE: So it woul d be
avai | abl e for secondary egress, but not for
recreation?

THE WI'I NESS: Yes, correct.

CHAI RVAN Al BEL: Board nenbers,
anything else of M. MNei ght?

COW SSI ONER TREM TI EDI ;' No

CHAl RVAN Al BEL: M. Marsden?

MR. MARSDEN: | nean, did you submt a
si gned and seal ed survey?

MR. MATULE: Yes.

MR. MARSDEN: And the survey shoul d be
edited, so it would be at 9.0. If you insist on
| eaving that there, because of the flood map, it is
just to say current ABFE, add that toit, and it is
NAVD. It's North American Vertical Data.

THE W TNESS: Yes.

MR. MARSDEN: GCkay. Oher than that --

(Board nmenbers all tal king at once)

MR. MARSDEN: -- just resubmt the
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pack.

THE WTNESS: Ckay. | wll have to
revise that.

MR. MARSDEN: Yes. It's two |ocations,
one in the notes and one right next to the plant --

THE WIIT NESS: | have anot her recent
survey fromhimon a different project, but he had
that term nol ogy --

MR. MATULE: Want to get the survey
updat ed?

MR. GALVIN. W are going to keep
bringing it up until we get it right.

MR. MATULE: | wll have to start
bringing M. Caulfield to the hearings.

(Laught er)

VI CE CHAI R GREENE: Anot her questi on,
if 1 mght.

M. MNeight, the roof drains are tied
into the detention systenf

THE WTNESS: Yes. Al of the
stormnvater is tied into the detention system

VI CE CHAIR GREENE: The roof you are
proposi ng has no use, and it's going to be a white
roof .

WAs any consi deration given to making
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it a green roof?

THE WTNESS: It could be a green roof.
It just becones sonething of a maintenance issue,
and who takes care of it in these kind of small
bui | di ngs.

VI CE CHAI R GREENE: Any envi ronnent al
concerns given what we are trying to do in town
about allowing a sinple white roof?

M5. BANYRA: Well, a white roof and a
green roof, | mean they are both effective. There
is different literature out there kind of going back
and forth, which one is better and dependi ng upon
whether it's an urban area or a rural area, you
know, which is better. So |I particularly |Iike green
roofs nmyself, just because | think there is sone
stormmvat er captured, but the literature | think for
urban areas actually indicates that a white roof is
better --

VICE CHAIR GREENE: Well, from a heat
st andpoi nt ?

MS. BANYRA: Yes. But maybe for
Hoboken's particul ar issue, which is nore about
fl oodi ng, you know, every little every drop hel ps --

VICE CHAIR GREENE: | don't think -- we

are not worrying about the heat. W're are
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concerned about the runoff.

MS. BANYRA: Well, both. | think it is
al ways both. But | think a green roof always wl|
be picking up sone -- it certainly cleans the water,
it's going into detention.

And where does it go when it is being
detained and then it's enptying -- yeah --

THE WTNESS: There is a gigantic
concrete tank. It just has a very snmall outlet, so
it takes a long time for the bathtub to enpty.

MS. BANYRA: It is catching the first
one, and then sone of it wll settle out -- you
know, a green roof certainly would be better.

VI CE CHAIR GREENE: Wel |, what about
M. MNeight's point about it being a snal
bui | di ng, do you think mai ntenance issues?

MR. GALVIN: | think that is a problem
sonetinmes. | think if you have a building that's
smal | enough, its people small enough, that sone
details, if they require any effort, they could
becone a problem If you put sedumup there, and it
has to be maintained, you m ght have problenms wth
t hat .

VICE CHAIR GREENE: But isn't that the

responsibility of the condo association to have a
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contractor take care of it?

COW SSI ONER MC ANUFF:  You don't
really have any access to the roof other than the
hatch, right?

THE WTNESS: That's it --

MR. MATULE: There's no stairway --

THE WTNESS: -- we just have fire
departnent access to the roof.

VI CE CHAIR GREENE: So you're arguing
to | eave the white roof.

MR. GALVIN. | amsure they will do it,
if you ask them --

VI CE CHAIR GREENE: Onh, no, no, no,
understand. But | don't want to ask sonething
that's unreasonabl e.

COW SSI ONER MC ANUFF: | think if it's
nore mai nt enance, then you are going to have to put
a stair in and then put a bul khead and - -

M5. BANYRA: | think a four-unit
building mght be light in terns of nunber of units,
especially when nothing is going up there anyway
and, the white roof is effective.

VICE CHAIR GREENE: All right. dad we
raised it.

Just one question about the detention
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system So what happens when that fills up, is
there a solenoid that if the roof drains, that no
| onger allows the water to cone into the tank?

THE WTNESS: No. It is designed to
carry the worst stormload, you know, for this
graphi cal area and sonet hi ng beyond that.

So no matter how hard it rains, you
know, five inches an hour or whatever, the tank is
bi g enough to hold it for the tinme period it takes,
and it takes several days for it to enpty, but it is
totally non sophisticated. |It's just plunbing by
meki ng smal |l er -- bigger tubes comng in and snaller
t ubes | eave --

M5. MARSDEN: If | may, typically there
is asmll orifice at the |Iow point that drains the
tank slowy, so if you have a heavy storm and you
do have the flood water back up, you are not addi ng
water to it at the peak nonent. So once the flood
water starts going down is when you will typically
have your highest release from your tank.

As far as nmultiple stornms exceeding the
total of a hundred-year storm that happens a |ot.
You m ght have a whole week of rain and get 14
inches. In a hundred year stormit's eight inches.

They are built with overflows that will then
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directly discharge whatever the overflowis into the
storm sewer system

VI CE CHAI R GREENE: Ckay. Thank you.

| am done

COWM SSI ONER GRANA: | have a question
for Eileen.

VWhat controls the nunber of street
trees that ought to be proposed on a building for
this width?

s it just whatever is proposed, or is
it --

M5. BANYRA: No. It is usually what is
there, and you know, we usually just |look at what is
goi ng on outside. Sone sites can handle two; sone
can handl e one.

COW SSI ONER GRANA: Wiy woul d a
building like this not be able to accommpdate nore
than one street tree?

M5. BANYRA: | didn't ook at it for
two street trees.

A 25-foot building, actually, you know,
the trees really have to be separated at |east 25
feet. 20 feet is really kind of the m nimum
Particularly a I ondon plane is a typical, and |

think that's what is proposed here, a | ondon pl ane
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is areally bigtree. 30 foot is probably a
normal |y spacing. So on a 25-foot building, you are
off site then. So when we have a 50-foot buil ding,
we normal ly get two, and we're spacing them out and
away fromthe driveways and things like that, but it
depends on the species that's proposed. | think one
says the | ondon plane, so that would require a

bi gger spaci ng.

You know, so the Shade Tree Conm ssion
is also in charge of -- they probably have sone
input into the type of tree that is proposed. They
have a list, but sone of themw |l require smaller
spaces, but nothing is going to be I ess than 20
feet.

COWM SSI ONER GRANA:  Thank you.

VICE CHAIR GREENE: Did we tal k about
t he density?

M5. BANYRA: No, we haven't. The
pl anner is here for that.

CHAI RVAN Al BEL: A coupl e nore
guestions for M. MNeight.

| can't tell fromany of your sketches
here whether there is a cornice proposed for the
bui | di ng.

THE W TNESS: It is not a cornice. |t
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just has sinple coping at the top of the building.
CHAl RVAN Al BEL: Are there cornices on
t he adj acent buil dings or nearby buil di ngs?
THE WTNESS: The two nei ghboring

bui | di ngs have corni ces.

CHAI RVAN AIBEL: | think sone of the
buildings to the north do as well. And south of the
bui l ding, there seens to be other cornices. | ama
just a little concerned that you wll look like a

man without a top hat in a row of people wth top
hats on.

THE WTNESS: Well, you know, this
isn't trying to imtate a 19th Century buil di ng.
This is frankly a 24th Century building, so it has
copi ng, and you know, it has -- this bay goes al
the way up and neets the coping, so it is not the
ki nd of building that would have that kind of a
visor on it.

CHAl RVAN Al BEL: Ckay. Just
guestioning how it is going to | ook in context.

MR. MATULE: The bay that is currently
on the north side of the building, which is going to
be on the south side of the building --

THE WTNESS: Yes, when we turn it

around - -
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MR. MATULE: -- is carried all the way
to the top of the cornice?

THE W TNESS: Correct.

CHAI RVAN Al BEL: The rear of the
building is clad in hard plank cl apboard?

THE WTNESS: Yes, what is known as
Har di e Board.

CHAI RVAN Al BEL: |s that sonething that
you are using in town now?

THE W TNESS: Yes, opposed to stucco,
it's a prefabricated cenent board. It appears as
wood, but it's actually nmade out of cenent.

CHAI RVAN Al BEL: | have a probl em
under st andi ng what the esthetic is --

MS. BANYRA: Well, it's actually been
recoormended. It's a lot better. W used to have
vinyl. A lot of people used to propose vinyl, and
this is a low maintenance. It is a cenent. It's
simlar to what | think -- it used to be |like an
asbestos cenent board --

THE WTNESS: Yes, but no nore
asbest os.

M5. BANYRA: -- no, exactly.

But if you are famliar with the 1960s

type of thing, and then for a long tine in town the

79
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vi nyl was being proposed, and Hardi e plank is a nuch

nore environnentally friendly material. It lasts a
ot longer. It needs no mai ntenance, SO we were
recommending it for along tine. It has a better

| ook than vinyl, and, you know, how it matches up,
you know, as a cl appered | ook, you know, it doesn't
relate to the front of the building anyway.

When | read cl appered, | was |ike
cl appered, and then the front, but it doesn't touch
the front, so | don't know that there is going to be
any relationship that it nakes a difference, and it
certainly is a lot better than the vinyl.

COW SSIONER TREM TIEDI: | believe it
is better for fire protection than the vinyl as
wel | .

M5. BANYRA: It doesn't snell then. It
doesn't have the sane funes, if it burns --

COWM SSI ONER MC ANUFF: It | ooks like
traditional wood cl apboard once it's painted --

MS. BANYRA:  Yes.

CHAI RVAN Al BEL: So we have a m x of
materials. W have netal, masonry and wood.

MS. BANYRA:  Yes.

CHAI RVAN Al BEL: Let nme open it up to

t he public.
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Anybody from the public have questions
for the architect?

VI CE CHAI R GREENE: Seei ng no one, |
nove to close the public portion

CHAI RVAN Al BEL: Al in favor?

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

MR. MATULE: Ckay, M. Cchab.

MR. GALVIN. Raise your right hand.

Here we go.

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

MR. OCHAB: Yes, | do.

KENNETH OCHAB, 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: Kenneth Ochab. That's
O c-h-a-b, as in boy.

MR. GALVIN. M. Chairman, do you
accept M. Cchab's credentials as a |icensed
pl anner ?

CHAl RVAN Al BEL: W do.

MR. GALVIN. kay.

81



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Kennet h Ochab

MR. MATULE: Thank you, M. Chairnman.

M. Cchab, you are famliar with the
zoni ng ordinance and the naster plan of the Cty of
Hoboken?

THE WTNESS: Yes, | am

MR. MATULE: You are famliar with the
site and the proposed devel opnent of the site?

THE W TNESS: Yes.

MR. MATULE: You prepared a planner's
report, dated August 12th, 2013, which was submtted
i n support of the requested vari ance?

THE W TNESS:  Yes.

MR. MATULE: Wuld you go through that
report for the Board and give us your professional
opi ni on regardi ng those vari ances?

As always, if you refer to the
exhibits, refer to the exhibit nunber for
identification.

THE W TNESS: Thank you

Yes.

Wiy don't we just |ook at the
phot ogr aphs. That seens to be where we start
usual Iy anyway.

So look at A-2 first. It is three

phot ogr aphs, top, center and bottom The top
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phot ograph is that photograph of the project site.

In the center photograph, the building
to the south is the post office building that we
mentioned, and the building to the north is the
fanous Dom s Bakery. | never was there, but now
amfamliar with it.

VI CE CHAI R GREENE: You shoul d go.

(Laught er)

THE WTNESS: But he wouldn't let ne
bake.

And what is nore interesting also is
that there is an all eyway between the two buil di ngs,
Dom's and the project site building, about a
four-foot alleyway on the project site, and anot her
four-foot alleyway connected to Domis Bakery site.

Domi's has a side door that cones out
into that alleyway, and you could walk to the back
for whatever it is worth.

O course, the building to the south is
the post office building, and that building is five
stories in height.

The center photograph again is a
phot ograph of the project site to the left. Doms
Bakery is in the center, and the i medi ate buil di ng

to the north, which is again a five-story buil ding,
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with ten units in a five-story buil ding.

Just to the north of that is a parking
garage or a parking deck associated with the school
devel opnent on the back street.

The bottom phot ograph, the right side
of that photograph is the corner building, which is
the building just to the south of the post office.
That is this building here, and then we have Fifth
Street, and then a continuation south of Fifth,
agai n showi ng several five-story buildings there as
wel | .

The top photograph on A-3, the top
phot ograph shows a continuation of the devel opnent
to the north on Gand. Again, we have the parKking
garage deck associated with the school property, and
then a series of buildings onto Sixth Street, which
are basically five-story buildings, four over one,
parking on the lower |evel, and four stories of
residential devel opnent above.

The center photograph here is a
phot ograph of -- it's not a good one because |
couldn't get far enough away fromthe schoo
building to actually capture the essence of it, but
this is the school building. And | am not sure,

this is directly behind the property in question,
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am not sure exactly how far it is off the property
line, but it is really close, and it's really sort
of dom nant as a structure, because it is a wall,
which is | want to say a hundred feet wide by -- |
know Jimsaid it was 18 feet high, but it |ooks |ike
tonme, like it's 50 feet high because it is such a
huge presence that's sort of overlooking the rear
yard of this property.

The | ower photograph here is a
phot ogr aph of the back of the existing project site
building that is here, and of course, there was a
| ot of vegetation in August. It was a jungle back
here actually, so | had a little trouble getting
shots, but things were noving inside of the
vegetation, so --

(Laught er)

-- in any case, it shows the back of
t he building, and again, the back of the building to

the south, the post office building, which is again

a five-story building. It's a five-story building,
and it has rear decks on the building. It shows it
on the site plan as well, so you can see the decks

in the back. Those decks extend across the entire
back of each floor, so they are 20 or 25 feet w de.

Then to the south, this is the back of
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Dom s Bakery. O course, Doms are on the first
floor and go all the way back into the rear yard.
You can't really see them

Then there is a second story. It |ooks
like there was a deck here, but there's really not.
There's an old railing that if you | ook closer at
the photo, they are kind of |eaning out, so | hope
no one is leaning on themever, and | didn't see any
access to this area. It looked like it m ght have
been sort of an ad hoc deck or a roof area that was
used by the residents here.

So that is the nature of what we are
dealing wwth. If you want to say that -- well, |
will talk about the decks in a mnute.

So we have several variances associ ated
with this application. First of all, we have two D
vari ances, one for height with the nunber of
stories, so we have a four-story buil ding, where
three stories are permtted, and we have a density
vari ance, which is also a D variance, and we are
proposing four units where 3.79 units are required.

Bot h of these variances actually have
the sane relative criteria in terns of discussion by
t he Board and proofs. They involve |ooking at the

nature of why we have requirenents for height and
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density in the first place, which essentially is to
control the intensity of devel opnent and ensure that
there is light and air and openness, but it also is
very much structured towards | ooking at what the
character of the nei ghborhood is and assuring that
what ever is being proposed doesn't -- is not foreign
to that character. It is not so foreign to that
character that it would the affect it in a negative
way.

That is basically both the Grasso case
criteria that is used for building height and al so
the Goss case criteria that's used for density.
Both of those are in ny report. W have discussed
that criteria before to be sure.

So from a hei ght perspective, | think
it is quite evident what we are showi ng is that,
even though we are proposing a four-story buil ding,
if you |l ook at the elevations on the plan, our
bui | di ng doesn't achieve the height of the south,
the buildings to the south. It conmes to about
hal fway between the fourth and the fifth story, and
it is just about a half a story higher than the
Dom s Bakery site, if you | ook at that el evation,
and, again, below clearly belowthe five-story

building to the north of Dom s Bakery.
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Looki ng at the character of the rest of
the area, again, five-story buildings to the south
and a three-story building with a bar on the corner
next to the post office.

And then again | ooking at the G and
Street scape to the north, again, other than the
par ki ng deck, we have five-story buil di ngs goi ng
north to Sixth Street. There's a pretty good
dom nance of five-story buil dings.

In the rear, | amnot sure exactly how
many stories the school is. | think it is four
stories, but the nature of that building makes it
appear as if it's a huge building, so | don't know
how we stack up in terns of height or in terns of
t he nunber of stories, but clearly we are consistent
with the pattern of the devel opnment that has taken
pl ace on dinton. And also we are below or at the
physi cal height requirenent, 40 feet above fl ood
plain, flood level, so that is not an issue here.

The other thing that is of
consideration, | think the photograph is in ny
report, | didn't reproduce it here. Across the
street we have Church Towers, which is a 12-story
bui | ding, so you know, that is part of the character

of this neighborhood. | just tend to nmention it

88



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Kennet h Ochab

because it's such a different building, such a
different use type as opposed to what we have here,
which are the typical 20 and 25 foot |ots.

So ny view here is that on the height
i ssue, the height that we are proposing is
consistent wwth the nature of the existing
devel opnent pattern on Grand. Again, it is not as
high -- higher than the building to the south and
only half a story higher than the building with
Dom s Bakery to the north, and again lower to the
building just to the north of Domls building as
wel | .

So fromthe perspective of the nunber
of stories, | think we are right on here in terns of
where we should be, in terns of |ooking at the
hei ght of the building with respect to the nature of
t he devel opnment on G and Avenue.

Wth respect to the density, what |
typically do is, again, it's pretty nuch the sanme
type of criteria, where what we are |looking at in
ternms of density, how does this proposal stack up
agai nst the density in the surroundi ng area.

So what | typically dois | take a | ook
at the densities in the surrounding area, and | cone

up and | nmake a calculation as to what degree do
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t hey exceed the zoned requirenent. |In this case we
are allowed to have 3.79 units. O course, we can't
round up, so we round down to three. W are
proposing four units, so we are only 2.1 units away
from achi eving the four we are proposing.

MR. GALVIN. Let ne interrupt you for
one second.

One of the things that we said al ready
inthis hearing is that we are going to treat that
crawl space area as a story, so you need to nake sone
comment on that.

THE W TNESS:. kay.

MR. GALVIN. Do you want nme to repeat
the condition? That m ght help you.

THE W TNESS:. (kay.

MR. GALVIN. The craw space is
considered a story, but is not to be used for
habitation. It is not to be used for any other
pur pose ot her than the non perishabl e storage.

THE W TNESS:. kay.

So in that case we are dealing with
what actually would be a five-story building. But
Wth respect to the usability of the ground floor or
the cellar, basenent, crawl space, whatever it is it

is determned to be, again, it's not usabl e space,
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and it has no inpact in terns of that additional
story relative to the nei ghborhood's buil ding
character.

Thank you for that. | appreciate that.

MR. GALVIN  You're wel cone.

THE WTNESS: Cetting back to density,
we | ook at the buildings to the north of the project
site. Doms Bakery has nore density in terns of the
nunber of residential units than we are proposing in
our site, which is four. The reason for that is
because we subtract out the retail space from
cal cul ating the overall density.

So once you calculate the retail out of
the land area, you wind up with a higher density.
| f Doml s Bakery shoul d di sappear or turn into a
residential unit, then this may cone back down to
conformw th the ordi nance, but right now it
woul dn' t.

The building to the north of that Dom s
Bakery, again, is a five-story building that has ten
units, and it is about 163 percent higher in terns
of required or allowable density than the ordi nance
permts. W are at 5.5 percent higher than the
zoni ng ordi nance would permt.

Then if we nove to A-3, the buil dings
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further to the north on G and, we wind up with
bui l dings that are consistent with what we are
proposing. So all of the buildings that are north
of the parking structure on G and are at 5.5 percent
greater than the ordi nance would permt, and we are
exactly at that sane |evel.

Okay. Wth respect to what is
happening to the south of the project site, again,
the building adjacent to us is at 48 percent, four
percent higher than the zoni ng ordi nance woul d
permt, even the tavern again, because we subtract
out the retail space is about 48 percent higher than
the retail space.

The school behind us is 150 percent
hi gher than the allowable density. That is fairly
typi cal of what occurred years ago when you had
bi gger projects, and you had nore units and a hi gher
density.

So |l ooking at this zoning schene and
devel opnent schene within the Grand Avenue area and
the back street to a certain degree, at |east the
school site, we are pretty nmuch right at where
the -- or less than the existing density is wth
respect to the existing devel opnent, and that is

what the G ubbs case pretty much is about. It is
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| ooking at, again, the character of the
nei ghbor hood, the popul ation density, and intensity
of use wi thin the nei ghborhood.

A good question: Are we so far above
that or exceedi ng above that, but that would be with
respect to the character, would that be a negative
in terms of how they would | ook at this density, and
again, | think the answer is obviously no.

We have sone other variances, which are
fortunately C variances. | did include in ny report
based on the architect's plans a | ot coverage
vari ance.

The | ot coverage is 60 percent for the
building itself, so we need to neet the zoning
criteria of 60 percent for the building. | wasn't
sure what that back fire escape, fire stairs was. |
just decided to include it as coverage, and ny
understanding is if it is a fire escape or fire
stairs, we don't include it as coverage. If it is a
deck, you could use the deck to sit sonewhat as
passive recreation, then we include it as building
coverage, SO --

MR. GALVIN. Do you know what the
percentage is, what the inpact would be if we didn't

count it?
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THE W TNESS: 3.8 percent.

MR. GALVIN. So you would comply, if
you didn't include it.

THE WTNESS: W woul d absol utely
conply, yes. W'd be at 60 percent coverage.

MR. GALVIN. | think taking a nore
conservative approach is w se.

THE W TNESS: Neverthel ess, the
stair -- the staircase is on the north side of the
rear of the building according to the plans. So
even though the buil ding would cone back and
partially conme in front of the rear decks to the
south, the staircase will be at the back of the
building and to the north, so there won't be any
i nterference.

| f anybody put a plant out there or
pl ace their laundry out there or whatever, there
won't be any interference with the rear deck from
the properties to the south. And this deck, we used
five decks or four decks on the property to the

south, they have exposure to the south and to the

west as well, limted to the west is because that is
where the school building is, so you still have
this, | don't know, 25-foot wall. But to the south,

and one property away is the bar, and the bar at the
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Fifth Street level is only one story. So these
decks, these rear decks on this building, have sun
and |ight exposure and wi nd exposure to the south
and sonmewhat to the west.

CHAI RVAN Al BEL: For the tinme being.

VICE CHAIR GREENE: So they will be
abl e to take advantage of it when they're escaping
the fire.

THE WTNESS: |'msorry?

VICE CHAIR GREENE: So they will be
abl e to take advantage of the air and |ight when
they' re escaping fromthe fire.

THE WTNESS. | sure hope so

(Laught er)

CHAI RMAN Al BEL: M. Cchab, just to be
clear, the property when built will end up com ng
out, according to the plans here, to the end of the
decks on the south. |Is that correct?

THE WTNESS: Yes. They will be right
at the end of the decks.

CHAI RVAN AIBEL: So in effect it is
going to create a privacy screen to those decks.

THE WTNESS: That one wall, correct.

Al t hough | don't have a photograph of

it, this building also to the -- the building to the
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north of Dom s Bakery has rear decks in the back as
well, so to sonme extent there will be a little bit
nmore privacy wiwth the decks that will -- that wll
be built in front to the north. That m ght be a

m nor point to be sure, but it mght be effective as
wel | .

Okay. And then the other variance here
is for the front yard variance, where five or ten
feet is required. And, again, in looking at the
devel opnent pattern of both the ol der buil di ngs and
t he newer buildings, pretty nuch everything is on
the front line, so it could be good planning to keep
the building on the front line, have nore of a rear
yard open area, and the consistent street scape, and
that is pretty much standard planning for the
Hoboken 25 foot, 20 foot |lot scenario. | would say
that is a Gtw variance in order to acconplish that
particul ar planni ng objecti ve.

So by and large, that discusses the
variances in question here.

O course, froma negative standpoint,
there are two aspects of the negative criteria. As
Ms. Banyra al ways points out in her reports, one is
ask the question whether granting the variances

woul d create a substantial detrinent to the public

96



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Kennet h Ochab

or the public good.

That basically asks the question as to
whet her there is a substantial or significant inpact
to the surrounding properties, and here | think the
answer is no both froma density and hei ght
standpoint, as well as the front yard setback, and
including the fifth story as well.

And the second question is whether or
not there would be a substantial inpairnment to the
zone plan by the Board granting the variances.

Here, again, it goes back to the
pattern of devel opnment that has taken place here and
that exists, that what we are proposing | think is
consistent wwth that pattern, and therefore, there
woul dn't be substantial inpairnent to the zone pl an
or the zoning ordi nance by the Board granting the
requested vari ances.

So | amgoing to stop there, and |I'I|
answer any questions you have.

M5. BANYRA: M. Cchab, | think there
is an additional variance that | didn't know before
regardi ng the adjacency issue. You have two
bui l dings that are higher than the existing building
here, and | believe then the nature of the ordinance

i ndicates that you are allowed to go to the height

97
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of the lower of the two. So | think you probably
have sone testinony that's required for that
variance as wel | .

THE WTNESS: Ckay. The question is:
Did you think that Domi s Bakery was hi gher?

M5. BANYRA: Is it not higher? | think
that was your testinony.

VICE CHAIR GREENE: Donmls is | ower.

M5. BANYRA: Ch, is it |lower?

kay. I|I'msorry. | thought your
testinony indicated it was higher. | didn't call it
out in ny report because --

THE WTNESS: No. | thought Doms
bui | ding was | ower --

M5. BANYRA: (kay. That's great then.
Ckay. Then never m nd.

THE WTNESS: At |east we read the
ordi nance the same way. It is all good.

VICE CHAIR GREENE: M. Cchab,
regardi ng your discussion of density and conparing
it to your discussion of height, | understand the
value in the height variance and associating it with
t he surrounding properties is because it is visual
and measur abl e.

But as far as the density is concerned,
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i f the surroundi ng devel opnent is overly dense, does
that give you an opening to becone overly dense
yoursel f, or doesn't the ordinance really speak to
this particular property and whether or not it is
over devel oped?

THE WTNESS: Well, each case would be
different, of course.

| f the surroundi ng nei ghbor hood
drastically over -- drastically exceeds the zoning
requirenent, that doesn't automatically nean that
you have the right or the ability to go to that
| evel , because you don't know what the circunstances
were as to why those other buildings were too dense.
But in this case | don't think the density increase
is significant because it is only a portion, |ess
than half of one unit --

VICE CHAIR GREENE: Well, that's kind
of ny --

THE WTNESS: -- and it is consistent
with the pattern of devel opnent that's taking place
on the five-story buildings --

VICE CHAIR GREENE: -- well, does the
pattern of density really apply?

Isn't the purpose of the changes in

zoning to reduce the density, not to conformwth
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exi sting over devel opnent?

THE WTNESS: Well, the purpose of
zoning is not to inherently reduce the density.

The purpose of zoning is to -- the
result of the purposes of zoning is to create a
somewhat harnoni ous and consi stent set of standards
and devel opnent in conmunities that can pronote
health, safety, welfare and the |ike.

So the fact that we have a nunber of
buildings that -- as a matter of fact, alnost all of
t he buildings that exceed the density requirenent,
the ordinance allows us to then say, okay, if we are
just exceeding the density by a fraction of a unit,
t hat woul d be sonmewhat consistent with where we are
at here in ternms of --

VICE CHAIR GREENE: So you would use it
for an argunent for a de mninus increase, not for a
significant increase?

THE WTNESS: | would tend to lean in
that direction, yes.

VI CE CHAI R GREENE: Ckay.

Now, you al so said that you were 5.5
percent over the allowed density?

THE W TNESS: Correct.

VI CE CHAI R GREENE: | don't know where
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you get that, because it

| ooks to ne |like you are 33

percent over the allowed density. |If you are

all onwed three, and you're going to four, |I'm not

sure how that beconmes 5.5 percent.

THE W TNESS:

| t

is the difference

bet ween what would be permtted and what is being

proposed, so it is the point 21 units divided by

what woul d be permtted,

five.five.

Al of the other

the sanme way.

t hat

results in the

properties were done

VICE CHAIR GREENE: | got you. Ckay.

That is it.

Thank you.

CHAI RVAN Al BEL:

Anybody el se?

COW SSIONER TREM TIEDI: | just have

one comment, that the building you referred to as

t he school is a condo conpl ex.

THE W TNESS:

Ri

ght. | meant the old

school. | knew it was residential, yes.

COW SSI ONER TREM TIEDI @ No ot her

guesti ons.

CHAI RVAN Al BEL:

facade nmasonry vari ance,

THE W TNESS:

You didn't nention the

don't believe you did.

didn't think we stil
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had that. Do we still have it?

VICE CHAIR GREENE: Yes. It is on the
tabl e.

CHAI RVAN Al BEL: M question is: How
does it relate to the context of the area.

THE WTNESS: Well, if you don't m nd,
| would rather have Jimanswer that question because
it is nore architectural.

MR. MC NEIGHT: In this case the
variance is pretty nmuch generated by the fact that
we have that projected bay that is covered with
metal. So in the past we used to count the whole
bay because the whole bay is sort of fenestration
that it holds the windows. But if you just
literally take out the wi ndows and subtract out what
is netal as opposed to what is masonry, you cone up
wi th that variance

MS. BANYRA: M. MNeight, you could
technically clad it wth sonething different and
nmeet the ordinance?

MR, MC NEIGHT: It is alittle tough
structurally because it is a cantilevered structure
that sticks out 30 inches, you know --

COW SSI ONER MC ANUFF:  What if the

ot her portion was clad with brick and masonry and
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this stayed netal ?

MR. MC NEIGHT: That is true, too

We only have the one bay, the way it is
drawn now on the north side of the building. If,

i ndeed, I amnot sure what it would do to the
arithmetic, but it is possible to get rid of the
nmetal around these other wi ndows, so it would | ook
nmore simlar to this design, where these w ndows are
in the masonry face of the building. But |I don't
know if the calculations -- if that would push it
over the edge as far as asking for that variance.

It would certainly nmake it closer, correct.

M5. BANYRA: So is your testinony that
the building -- that in your representation, it
woul d be nore simlar to the representati on you were
hol ding up on that board?

MR. MC NEIGHT: Yes. It would.
| nstead of having nmetal on both sides of the
bui l di ng, you would only have the netal on the one
side of the building, other than the projection over
the front door.

VICE CHAIR GREENE: Frankly, 1| think it
softens the appearance by doing it that way.

MR. MC NEI GAT: Ckay. That is fine.

| will recalculate that, whether or not that
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variance still exists or not.

CHAI RVAN Al BEL:  Anybody el se?

Let nme open it up to the public.

Anybody have questions for M. QOchab?

MR. GALVIN. | have one.

| f the variance for the masonry stil
exists, do you think it is justified by the | ook of
t he buil di ng?

THE WTNESS: Well, | would say the
esthetics is particularly inportant, and that if you
are going to deviate fromthe requirenent for
masonry, that it is because of the uniqueness of the
architecture, so on that basis, it is better to have
architecture, just nore uni que and nore progressive
than it is to have the standard architecture, and as
we know from experience, that worked out quite well
in a nunber of neighborhoods here in Hoboken.

VI CE CHAI R GREENE: That was a good
questi on.

MR. MATULE: | have asked M. MNei ght
to see if he could do a quick calculation just to
see approximately what the difference woul d be.

MR. GALVIN | quickly was having
troubl e connecting, but recently like last year in

the Hineji case, the Court went and di scussed again
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density and hei ght variances. In both instances
they are tal king about the fact that you have to see
if you could accommopdate the deviation fromthe

st andar d.

So here the standard woul d have been
3.79, although we are roundi ng down because of the
court cases, | think the question is, you know, is
that -- is it close to the spirit of what the
ordi nance is.

| think you are seeing, we are taking a
| ook at the other densities to show you that it is
kind of consistent with what is happening in the
nei ghborhood. | think the other side of it is,

t hink you do have to be careful not to -- you could
follow that off the cliff, but I think when you are
at 3.79, | think you can figure that out.

MR. OCHAB: Thank you.

CHAI RMAN Al BEL: So seeing no questions
fromthe public, can | have a notion to close the
public portion?

COW SSI ONER TREM TIEDI:  Motion to
cl ose the public portion.

COW SSI ONER MC ANUFF:  Second.

CHAI RVAN Al BEL: Thank you.

Al in favor, aye?
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(Al'l Board nenbers answered in the
affirmative.)

MR. GALVIN. D d we get the masonry
answer ?

MR. MC NEIGHT: As far as | could tell,
it would still be -- | think it would be |ike 60
percent masonry, but it's not going to make 75
percent with the bay w ndow.

MR. MATULE: So you actually wll have
to do the hard nunbers and conme up wth an exact
figure, to approximtely 60 percent?

MR. MC NEI GHT: Approxi mately 60

percent .
(Laught er)
VI CE CHAIR GREENE: That is closer.
MR. MATULE: Those are all of ny
W t nesses.
CHAI RVAN AIBEL: | didn't ask
Ms. Banyr a.
|s there anything for M. Cchab?
M5. BANYRA: No. The only question is
M. Marsden and | are still conferring about is the

adj acency and whet her or not the buil ding next door,
Dom's, you indicated -- | nean, we are just

calculating in our heads, and nmaybe it is a

106
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representation the way it is pictured, it stil
| ooks higher to both of us, and I don't know if
that's just the angle.

MR. MC NEI GHT: | thought that only
pertained to the R-1 zone.

MS. BANYRA: No.

MR. MC NEIGHT: The R-2 zone, too0?

M5. BANYRA: Yes. It is Section
196- 15- 5C.

VICE CHAIR GREENE: Dom s is higher
than the existing building, but it won't be higher
t han t he proposed buil di ng because there is anot her
story.

M5. BANYRA: Right. But what | guess
they are asking for is 40 feet, and then if Donls
building is 40 feet, they would be allowed to go,
that is the ower of the two buildings, so they are
mat chi ng up, you know, they are coincident with that
so to speak. So | amjust saying | think there is
an adj acency.

You know, you seemto be matching up,
so | don't think you need the adjacency vari ance,
but it does appear that you're --

MR. MATULE: As | understand the

ordinance, this is in the R 2.
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M5. BANYRA: R 2 is 196-15-5C

MR. MATULE: So if you are between two
buil dings that are --

M5. BANYRA: Higher --

MR. MATULE: -- taller than what is
permtted in the zone --

MS5. BANYRA: -- yes.

MR. MATULE: -- taller than what is
permtted in the zone, which is 40 feet, you are
all onwed then to match the height of the | ower of the
two buildings. So ny point is that --

M5. BANYRA: W don't know the
hei ght --

MR. MATULE: -- if Domis is not taller
than what is permtted in the zone, thenit's not --

M5. BANYRA: -- | guess we don't know
t he height of that, then so --

MR. MATULE: Yes, | nean, | really
don't think --

M5. BANYRA: -- okay. So we don't know
the height of it, so --

MR. MATULE: -- | guess what | am
saying is since we are not going higher than what is
permtted -- | nmean, the adjacency in the R 2, as

opposed to the R-1, which has a | ower adjacency
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section also is sonething that you coul d take
advantage of, if you want to go higher. But if you
are going no higher than what is permtted in the
zone, | don't think it cones into play.

M5. BANYRA: Well, that's what we were
tal ki ng about anyway, so we were having that
di scussi on when you asked.

| don't have any ot her questions for
M. Cchab.

MR. GALVIN: | don't know, but what |
would say is this. If you think it is a variance,
it's better to grant this variance then to skip over
this variance and have sonebody appeal this natter,
and then --

M5. BANYRA: Yeah. W don't know the
hei ght of Doms, so if Doms is 41 feet, and
basically what you are saying it is also a
justification then for your height is matching up or
is potentially lower than if it's 41 feet, right?
So it would be supportive of your application nore
so than agai nst your application

MR. MATULE: Yes. | nean, as
understand the ordinance, it permts an applicant to
go higher than what is permtted in the zone by

virtue of the fact that you are between two
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bui l dings that are higher than what is permtted in
t he zone.

| think the second step of that
analysis is if you are not seeking to go higher than
what is permtted in the zone in terns of feet,
because that is what it is really tal king about,
then the analysis is not relevant.

M5. BANYRA: No harm no foul

MR. GALVIN. Are you satisfied?

M5. BANYRA: Yes, that's correct.

CHAl RVAN Al BEL: M. Matule, it's up to

you.
MR. MATULE: Pardon?
CHAI RVAN Al BEL: We're back to you
MS. BANYRA: Jeff, do you have
anyt hi ng?

MR. MARSDEN: Not hi ng.

MR. MATULE: Okay. That is all | have.

MR. GALVIN: Here is where we are at
with the Board. W have five of us. W could
decide this case with five.

Generally, | don't like to press our
applicants to nove forward with five because
mat hematically it nmakes a difference, if they have

Si X or seven.
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What | will say to you is, as a matter
of fundanmental fairness, if you have sonme doubt in
your mnd about this application, where you m ght be
on the fence, and you m ght want to see the
revi sions before you act, then we should give M.
Matul e the courtesy to cone back

If at this point you' re very
confortable with this case in what you' ve seen, and
you' re prepared to go forward, then we can try to
discuss it and get this case off our docket.

CHAI RVAN Al BEL: Do you need to open it
up to the public?

MR. GALVIN. Sure, go ahead.

CHAI RVAN Al BEL: Let nme open it up to
the public for comment.

Anybody wi sh to comment on the case?

Seei ng no one --

VI CE CHAI R GREENE: See no one, nove to
cl ose the public.

COW SSI ONER MC ANUFF:  Second.

CHAIl RVAN AIBEL: Al in favor?

(Al Board nenbers answered in the
affirmative.)

CHAl RVAN Al BEL: Do you want us to

maybe have a conversation and then --
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MR. GALVIN. Well, if any one of the
five of you have any doubts at all, and you want to
see the plans first, then we'll just carry it to the

next tine.

VI CE CHAI R GREENE: Wy don't you read
the conditions?

MR. GALVIN. Al right. Here is what I
have:

One: The applicant nust obtain the
city's permssion to allow the awnings to encroach
on the city's right-of-way.

Two: The applicant is to conply with
M. Marsden's letter of March 21st and Ms. Banyra's
report of March 20th

Three: The curbs and sidewal ks are to
be repl aced.

Four: The craw space is considered a
story, but it is not to be used for habitation, and
it is not to be used for any other purpose, other
t han non perishabl e storage.

Five: Z-2 is to be corrected as
expl ai ned to the Board.

Six: The planis to be revised to
reverse the stoop to match the existing street scape

pattern.
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Seven: The plan is to be revised to
reduce the nmasonry percentage to approximately 60
per cent .

Eight: Al of the proposed revisions
to the plan nust be conpleted prior to
menori al i zati on.

VICE CHAIR GREENE: | have three
ot hers.

MR. GALVIN. Al right. Fire away.

VICE CHAIR GREENE: M. MNeight has to
correct the street scape el evations on Z-2.

As far as the encroachnent, is it just
awnings or is it the entire --

MS. BANYRA: It is not actually the

awni ng --

MR. MATULE: Bays.

M5. BANYRA: -- it is the bays.
It's bays.

MR. GALVIN. Thank you.

MS. BANYRA: It's the bays. It's the
st eps.

MR. GALVIN. The bays and steps. |
corrected that.
VICE CHAIR GREENE: I n the storage

area, if it is going to be used for bicycles, |
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think that the devel oper should provide - | hate to
say this - bike racks on the walls, so that the
bi kes coul d be stored and | ocked, okay, and
therefore identifying it as a bi ke storage space.
COWM SSI ONER MC ANUFF:  It's al so going
to be used for garbage as well.
MR. GALVIN. Say that again.

Wait. Wat is going to be used for

gar bage?

COW SSI ONER MC ANUFF:  The crawl space
ar ea.

MR. GALVIN. Craw space --

COW SSI ONER MC ANUFF:  For the garbage
cans --

MS5. BANYRA: Wth storage and bike
storage with bike racks | ocated on the walls or
ceiling.

(Board nmenbers confer)

VI CE CHAI R GREENE: Shoul d we put car
chargers in, too?

MR. GALVIN. You are distracting ne.

(Laught er)

The plan is to be revised to show the
bi ke racks on the walls or ceilings, and the

crawl space is to be used for garbage storage and
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bi ke storage -- is to be designated for.

VI CE CHAIR GREENE: On nunber six: The
plan is to be revised to reverse the stoop, is that
descri ptive enough?

MR. GALVIN. Here is the entire thing:
They shall not pass unless they do everything that
they prom sed us tonight, we won't nenorialize it,
and we'll have --

CHAI RVAN Al BEL: Subj ect to review of
the plans --

MR. GALVIN. -- no, |I'msorry.

We are going to have Eileen and Jeff
check everything to nmake sure that they have
acconpl i shed everyt hi ng.

O if you feel unconfortable, |ike when
we are making changes to the plan that | think are
material, | always think you should hold off to the
next tinme, but | believe these things could be done
and doubl e checked by our staff, but it's up to you.

CHAIl RVAN AIBEL: | feel that way. |
feel that we --

MR. MARSDEN: That's a good point. [|I'm
sorry.

(Everyone tal king at once.)

CHAI RMAN Al BEL: -- we are tal king over
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each ot her.

Let's get a good point on the record.

MR. MARSDEN: Well, you just brought up
the point that we should also say the slab will be
sloped, so it will drain, and there will be a | ow
port to allow the water to run out.

MR GALVIN | said that he would
conply with your letter. Do you still need that?

MR. MARSDEN: Yes, because | don't have
that in ny letter.

MR. GALVIN. So say it again, Jeff.

MR. MATULE: Can | just raise one
point, M. Glvin?

| don't know whether | m sheard you or
not, but | think you said that the masonry shoul d be
decreased to 60 percent approximately. | think it
has to be increased.

MR. GALVIN.  You heard that correct.

(Laught er)

It is okay to edit nme. That's okay.

The plan is to be revised to -- what
were the slab --

MR. MARSDEN: To show a slab that is
sloped with an at grade portal to allow the water to

drain out of the craw space
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MR. GALVIN. | heard it. | just needed
a second for ny brain to absorb it.

The plan is to be revised to show a
slab that is sloped with an at grade portal.

VICE CHAIR GREENE: So the plans have
to show the fence

MS. BANYRA: Encl osing the | andscapi ng.

MR. GALVIN. There are a |ot of changes
here, M. MNeight.

MR. MC NElI GAT: No problem

MR. GALVIN. Well, okay.

MR. MARSDEN: Can | al so ask a question
or just bring one point up?

That is: |If you are going to use that
space underneath the craw space, it wll have to
have sone sort of lighting. The lighting has to be
above the floor elevation --

VI CE CHAI R GREENE: How do you do that?

MR. MARSDEN: -- so is that a problenf

It doesn't have to be one foot above.

It has to be above the flood, which is, you know --

MR. MC NEIGHT: It could be in the
belly of the first floor, yeah, so it will be above.

MR. MARSDEN: GCkay. So that woul dn't

be a problemto do that?
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MR. MATULE: Like between the joists?

MR. MC NEI GAT: Yes, right.

MR. GALVIN:. So we don't need to
condition that?

MR. MARSDEN: No, | don't think so.
just was curious how --

VICE CHAIR GREENE: Al so, the plans are
going to show entry to the craw space --

CHAI RVAN Al BEL: The door.

VICE CHAIR GREENE: -- the door, which
woul d be over here.

(Board nmenbers confer)

MR. GALVIN. It is not going to cone on
for menorialization as quickly as it should unless
everything is done and approved by our staff.

CHAl RVAN Al BEL: | think we can nove
forward with the discussion. kay.

Let nme open it up to the Board.
Comments on the application

Anybody wi sh to start off?

VICE CHAIR GREENE: Let ne say this:
As with the adjustnents and changes that we have
provisioned, |I think that this is an okay proposal.
| think the density issue is really a non-issue.

M. Cchab addressed that.
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| think the building will certainly be
an inprovenent to the street scape. It is a pretty
vari ed m shnosh of buildings there now, and | think
this will be certainly an inprovenent over the
exi sting buil di ng.

| amnot crazy about the hard clap in
t he back or the appearance of the rear elevation,
but frankly, no one is going to see it, so | amless
concerned about it.

Those are ny conments.

COW SSI ONER TREM TIEDI:  Subject to
the revisions, there is no substantial adverse
inpact to the other properties, and | think it is
okay.

COW SSI ONER MC ANUFF: | agree.

COW SSI ONER GRANA: | agree that there
IS no substantial adverse inpact.

| think it is an okay project, too.

The only comment | will make is that | don't think
that the question about the cornice was fully
addressed, and that is just a comment | woul d nake.

There are a lot of different types of
bui l dings up and down that street if you take a site
view, and an attenpt at architectural integrity was

made on both the new and old buildings, and that's
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the only corment | would nmake, but | think it is an
okay project.

CHAI RVMAN AIBEL: | would just add that
| think the site accommpdates the extra height.

COWM SSI ONER GRANA:  The only ot her
thing, it has just been pointed out that on Z-1 we
still have four stories --

MR. MATULE: Yes. W will have to
change the zoning to reflect the nodified variance.

CHAI RVAN Al BEL: Ckay. | think we are
ready for a notion.

VICE CHAIR GREENE: | w Il nove
approval of the variances requested subject to the
condi tions stated.

COW SSI ONER TREM TI EDI : | will second

MR. GALVIN. For the record, there is
14 at this point, plus ny standard ones.

VICE CHAI R GREENE: That is what,
anot her 307?

MR. GALVIN  Anot her five or six.

CHAl RVAN Al BEL: Pat ?

M5. CARCONE: Conmi ssioner G eene?

VI CE CHAI R GREENE: Yes.

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

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

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

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

MR. MATULE: Thank you very nuch

MR. GALVIN. Thanks, guys.

(The matter concluded at 9:30 p.m)

(Recess taken.)
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CERTI FI CATE

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

and date herei nbefore set forth.

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

s/Phyllis T. Lewis, CSR CRR

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

My conm ssion expires 11/5/2015.

Dated: 3/26/14

This transcript was prepared in accordance with
NJ ADC 13:43-5.9.
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CHAI RVAN Al BEL: We are back on the
record at 25 to ten

CHAl RVAN Al BEL: M. Mtule, are we
ready to go?

MR. MATULE: Yes, | amready to go.

CHAI RVAN Al BEL: W are now going to
hear 14 Paterson, LLC, 14 Paterson Avenue.

Before we start, M. Matule, a couple
of housekeeping itens. W are going to try to do a
hard stop at 10:30. W wll see how we go

MR. MATULE: Okay. | appreciate that
heads-up. We will try.

What | would propose is that we try to
get our architect's testinony in tonight.

CHAI RVAN Al BEL:  Good.

So before you start, let ne, again, one
nore admnistrative matter. | amnot going to spend
alot of time onit. | amnot ascribing blane to
anybody. But | think in an effort to keep this
process noving, our professionals have allowed a
situation in which plans cane in very late. W had
very little tine to react. M. Banyra and M.

Mar sden had to react very quickly.
| think in fairness to the applicant,

the planner's report is six nonths out of date, so
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as | was reviewing the records for the evening, |
couldn't reconcile M. Cchab's report talking about
no parking with a new plan that shows a two-car
garage and a curb cut. So, again, | amnot going to
spend a lot of tine, but in the future we really
have to figure out a way that we are going to get
pl ans in advance, and I'll leave it to the
professionals to figure out what the tine is. It
can't be ten days, because | don't think it gives
anybody tinme to react, even though that may be the
m ni mum required for the public.

We need nore tinme | think in fairness,
again, and I would like to have seen a planner's
report that was nore consistent with the plans that
are being presented tonight.

As it turns out, you know, we are here.
W want to hear it, nove this thing forward, but we
are going to fix up alittle bit of a broken process
in the future.

MR. MATULE: Well, | appreciate your
coments, and they are well received. It was an
extraordi nary situation, and coincidentally | was
having a conversation with M. Cchab during the
break that since we probably won't be getting to his

testinony tonight, we wll have himsubmt an
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updated report. But | do appreciate the Board's
i ndul gence and the fact that the Board's
prof essi onal s made an extraordinary effort to
address the last mnute revisions, so thank you for
t hat .

M5. BANYRA: M. Chair, can | just
i ndicate, so that nornmally the deem ng conpl ete or
inconplete is sort of left to Jeff and nyself, so if
it is okay with the Board, then we wi |l nmake that
det erm nati on.

| let this go, like you indicated, |ike
in an effort to keep it noving because everything
has been on the agenda for so long, and | wanted to
clear our agenda, so it is alittle bit nmy fault for
allowing it to go forward. But in the future then,
you know, two weeks, two and a half weeks, and if it
is not in, we are going to pull themno matter what
t he agenda says, if that is acceptable to the Board.

CHAl RVAN Al BEL: That sounds right.

M5. BANYRA: Thank you.

MR. MATULE: Thank you, M. Chairnman.

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

This is an application with respect to

the property at 14 Paterson Avenue, mnor site plan
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approval and to replace the existing structure,
which | believe is one commercial and two
residential units with a new five-story, two
residential and one commercial unit building.

| would like to have M. M nervi ni
sworn and qualifi ed.

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. MNERVIN : | do.

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

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

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

MR. GALVIN. M. Chairman, do we accept
M. Mnervini's credentials as a licensed architect?

CHAI RVAN Al BEL: We do.

MR. GALVIN. You may proceed.

THE W TNESS: Thank you.

MR. MATULE: Thank you.

M. Mnervini, I would like you, if you

woul d, to describe the existing building and site
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and surrounding area, and then if you want to, you
can go right into describing the proposed new
bui | di ng.

Again, as always, if you are going to
refer to exhibits, we need to mark them

THE WTNESS: COkay. | will give a
qui ck description first and then I'll go through the
exhi bits.

We are proposing to denolish an
existing building. As M. Matule stated, it is
three stories tall. The ground floor is a
comrerci al space known as Vera's Florist, as of nost
recently. Vera' s is the nane of the establishnent.

Above that are two residential floors,
each with about 875 square foot, one-bedroom
apart ment.

Behind Vera's, the actual store, there
is a small rear yard that currently has two parKking
spaces wth an existing curb cut.

We are proposing to knock that building
down, as | nentioned, and construct, although five
stories, the sane density, the sane square footage
apartnments with the ground floor conmercial space,
and I wll go through all of those particular

details. But the property is a 1811 square foot
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lot, irregularly shaped, and | will refer to Sheet
Z-2, which you all have. W don't have to mark
t hat .

Pat erson Avenue is here. Jackson
Street is here, so the property itself, as
mentioned, is 1811 square foot. The existing
buil ding ends at this line, so you have about 30
feet of existing structure al ong Jackson.

The property is 25 feet in wdth, and
we have 83 feet in depth along the eastern wall, and
that is how the irregular shape is created.

The rear yard, as it exists, has space
for two cars that are currently parked there, and
again, there's an existing curb cut.

Now, | can refer to the photo board.
W are calling it PB-1, Photo Board 1, photographs
t aken by --

MR, MATULE: | will mark it A-1.

(Exhibit A-1 marked.)

THE WTNESS: Yes. A-1, thank you

Phot ographs taken from an internet
service, as well as photographs taken by ny office.

The building as it currently exists
shown here in view nunber one is a three-story tan

structured building. It is at one of the portals,
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the entries to Hoboken. If you cone in, let's say,
fromJersey Cty and nake a | eft on Jackson, this
woul d be the first residential -- the first building
you woul d see, other than the small restaurant that
is in the island.

The building is also relatively fanous
for its tilt. The building is structurally unsound
as exists and it's leaning fromleft to right about
ei ght inches, so there are nmany reasons why this
buil ding has to come down, and structurally that is
a very inportant one.

So to give you a description of the
context, as | nmentioned -- actually we will use this
site aerial view Here is our building. Hereis
Jackson Street, which travels fromsouth to north
and in terns of adjacent buildings, we have got
directly to our east, a one-story comrerci al
bui | di ng and parking |ot.

To our north is a three and a half
story residential building. It was once, | believe,
t he convent for the St. Joseph's school. In terns
of its actual height in feet, it is just about 40
feet.

Next to that is a five-story

residential building, which was the actual St.
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Joseph's School .

Across Jackson Street to our west, we
have a series of five-story residential buildings,
and I will give you nore descriptions of all of
those buil dings on our street views.

To our -- it would be our southwest, is
t he proposed sout hwest park. R ght nowit is a car
parking lot. It is going to be a park. Again, the
sout hwest park, that the city has deened it is going
to be, and that is one of the reason, as | get into
design of the building, that generated the actual
desi gn of the building.

So in terns of context, there is
al ready sonme new residential buildings that have
started to be constructed.

Down a bit to the east of our building,
as | nentioned, there is a comercial building with
a parking lot. Directly to the east of that is a
five-story residential building. That is a new
devel opnent, a new devel opnent al so to our west.
There is a five-story residential building, new
devel opnent, which actually goes from Pat erson
Avenue to Jackson Street, L-shaped, and a new
five-story residential as you get further down to

the west, so there is a pattern already established
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and new constructi on com ng.

Here are sone nore photographs of the
buildings that | nmentioned. This is directly across
to the south of us. This is -- | think this Board
has approved it, a restaurant on the island between
Jackson, Newark and Cbserver

Here is one of the five-story buildings
that | mentioned, which is to our east.

Here is another of the five-story
buildings to the west, and this building is a pretty
good description of the context in terns of
buildings. | could pass this --

MR. GALVIN. By the way, thank you for
rem ndi ng us of that one.

(Laught er)

THE WTNESS: We probably haven't nmade
enough copies, but here is a photograph --

MR. MATULE: A-2.

THE WTNESS: -- which Bob will cal
that A-2.

(Exhibit A-2 marked.)

THE WTNESS: And there are severa
copies of all of the sane, of the building as it
currently exists, if you want a bi gger version of

t he phot ograph, so | described the context.
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| have not really described the
buil ding' s esthetics, but | described them as
structurally unsound. | wll leave it to you, of
course, for your opinion of what the building | ooks
like. But to nme, to ny office and to the devel oper
it is certainly unsightly and not sonething worthy
of being --

MR. GALVIN. Is it occupied currently?

THE WTNESS: It's occu -- the
comrercial space is not, but the residential is.

MR. GALVIN. So it is not that
detrinental .

THE WTNESS: It is structurally
unsound for sure.

MR. GALVIN. Well, how cone there are
people in there?

THE WTNESS: Actually | may be w ong.

s it still occupied?

VO CE FROM THE AUDI ENCE:  Yes.

THE WTNESS: It is. kay.

There's the answer.

So esthetically, and we don't think it
is abuilding fit for entry into a city such as
Hoboken. It is one of the driving factors that

brought us to our design.
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In ternms of what we propose in bulk, I
will go to a drawing that you don't have.

MR. MATULE: We will call this A-3.

THE WTNESS: We will call this A-3.

(Exhi bit A-3 marked.)

MR. MATULE: Wuld you just describe

THE WTNESS: This is sinply a
conpari son of our proposed building relative to what
woul d be permtted in the sanme vol unme w thout the
hei ght variance. Sinply, we have to raise our first
residential floor to be out of the flood plain to 13
feet above base flood el evation, the ABFE, and that
takes us eight and a half feet above sidewal k. So
our first residential space cannot start until eight
and a half feet above sidewal k.

Wth that in mnd, we |ooked at this
resulting void, and simlar to the previous
application, but even nore to the point, it would be
in essence a story that couldn't be used. Wth that
in mnd, we raised our first residential floor to 14
feet above base flood el evation, which then allows
us alnost a nine foot ceiling in this space, where
we then are now proposi ng a commerci al space.

We can get this approved fromthe DEP
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an individual permt, because we will propose flood
barriers, so this comercial space will be approved
fromthe DEP.

Now, with that in mnd, the volune that
is permtted above our base flood elevation is 40
feet. W have sized the floor to floor heights on
our four floors to equal 39 feet above, so this is
what can be build wi thout any height variance. It's
three floors with what woul d be a void space.

What we are proposing is to make -- to
create a commercial space with four residential
floors. Four residential floors cone into being
because the density is the sane as it was. W had
two small residential apartnents, but now we are
proposing two-famly friendly, and | know this Board
has heard this termmany tines, but this building
specifically has all of the things that nmake a
building famly-friendly. So we got two dupl ex
apartnments on floors two, three, four, and five,
each about 2,560 square feet.

So we hit one of the marks of
famly-friendliness with the size of the units.

They could be either four or five bedroons. W have
t hem desi gned now with the draw ngs you see at four

bedroons with an office or a den
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We have an elevator. An elevator is
not required in a building of this height, but we
are proposing it again to hel p us towards our
fam ly-friendliness.

We are al so proposing to keep the two
car park -- parking spaces at the rear of the
building. So to go back to the photograph, view
nunber 11, and | will point it out, this is the back
of the building facing north. Right nowthere is a
space for two cars, which park there as well as an
existing curb cut.

So we are in essence proposing to keep
those two spaces. However, to keep them nore
famly-friendly and encl ose just that portion of the
year yard, so what was a rear yard before now
becones a one-story garage. Qur rear yard will nove
up to second floor, which becones green space used
by the second fl oor apartnent.

In terns of the inpact that woul d have,
and I wll go again through each of the plans, but
while I"'mon the point --

M5. BANYRA: M. Mnervini, can | just
stop you for one second?

| heard you say sonething, and | just

wanted to rewind you a little bit.
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You said based on the height of the
bui l ding, an elevator is not required.

| s an el evator required based on |ike
four units, if it's four units and four stories,

t hen, yes, an elevator is required?

THE WTNESS: W got two residentia
units --

MS. BANYRA: No, understood. | just
want to know for my own edification. Wat triggers
t he el evator?

THE WIINESS: -- and | will --
understand -- it depends on who you ask. |If a
construction code official has a different opinion
fromthe state, but generally speaking, it is four
units and four stories.

However, in our case we got a duplex at
the top, too, so as the construction code wll see,
we don't need a neans of egress or an el evator
because our entry is at the third floor.

M5. BANYRA: But is that an ADA
requirenent, a building code or both?

THE WTNESS: It's both. ADA is what
drives the building --

M5. BANYRA: \Which drives the four

units and then --
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THE W TNESS:  Yes.

M5. BANYRA: -- okay. Geat. Thank
you very much.

THE WTNESS:. So in terns of the inpact
of this coverage on where the garage is, our opinion
is that it is really of no inpact or very little
i npact, | should say, because the space we are
tal ki ng about is the rear yard right here.

Directly adjacent to it is a drive
aisle. It's about an 11 and a half foot drive
aisle, which is the parking entry to the convent,
which is an apartnment building, and the parking is
inthe rear yard. So this building, as well as this
one, has no rear yard other than paved area and
parking. So the inpact would only be to the park
and drive aisle. The actual wall of the residenti al
bui | di ng here has about eight residential w ndows as
well as two fire escapes. Not stair neans of
egress, but fire escapes.

So as we cane back to the design, we
were trying to hit the checklist itens of what nakes
sonething famly-friendly, the parking which we
t hought made sense to keep because it is already
existing, we could enclose it and nake it nore safe.

The inpact to the adjacent property we
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t hi nk, and the planner will discuss this nore in
detail, is negligible. Wat we haven't got here on
the drawi ngs, which |I'm proposing to this Board, as
| get further intoit, you will see that we are
proposi ng a green screen to soften the stair

bul khead.

W are going to inpose that green
screen on the back section of our building, so that
is here, so even a car entering their drive aisle
for parking, the rear of the building, won't see the
back wall, but they will see a green screen. W
don't think that the inpact is anything substanti al
but just to be good neighbors, we think this is a
ni ce touch to soften what woul d be an ot herw se nine
or ten foot wall.

So our building, as | nentioned, is a
five-story building. Even if we didn't use this
| oner space for retail, it would be a five-story
bui l ding certainly based on the comments of the | ast
application. But with that in mnd, we know t hat
there is a park comng. There's a park com ng here,
and the park will need sone services, so our 800 or
slightly less than 900 square foot conmercial space,
we are thinking in the future will serve in sone way

the needs for that park. W are not sure quite yet
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what, but we know there will be needs. So, again,
it is another reason for us to take that space and
make it sonet hing worthwhile.

| can go through the plans relatively
qui ckly. Starting at Sheet Z-2, the existing
conditions, as | nentioned, the building directly to
our east is a one-story building, which | should
mention al so goes to the rear property line. So
agai n, that extension of the garage has no inpact on
the property to our east, and that is shown right
her e.

So if you |l ook on the proposed draw ng,
this is the building, which goes up -- of the
building at floors two, three, four and five covers
80 percent. And the one-story section, which has
the two parking spaces, is right here and directly
up against the wall and directly up against the
drive aisle.

CHAI RMAN AIBEL: M. Mnervini, are you
at a hundred percent then on --

THE WTNESS: Yes. W are at 100
percent on the ground fl oor

CHAI RVAN Al BEL: Ms. Banyra, | think
there is a change that you will make in your table.

MS. BANYRA: Do you have ny old report
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or my new report?

CHAI RVAN Al BEL: Maybe I'mreadi ng from
t he wong one.

VI CE CHAI R GREENE: You have the old
report. Here's the new one.

CHAI RVAN Al BEL: Ckay. | have not seen
the new one. My apol ogi es.

MS. BANYRA: The new one just cane
today -- tonight, so I'msorry, but | tried to --

CHAI RVAN Al BEL: Thank you. | got it.

THE WTNESS: So to go through the
floor plans --

M5. BANYRA: M. Mnervini, can you
just go back to that?

Your testinony is the building to the
east is at the property line --

THE W TNESS: Correct.

M5. BANYRA: -- coincident with this,
so that there is no rear -- no side slash rear |ine.
It's right on --

THE WIINESS: There's no rear yard to
the building directly to our east. So, again, it
goes to what our thought was in the design process
of what the inpact would be in closing this garage.

M5. BANYRA: Except should you al so
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identify to the Board that there is an application
on that, that you're --

THE WTNESS: There is an application
whi ch has yet to be approved, of course, and this
Board hasn't seen it, which is also proposing
sonething simlar as this, where there is a
one-story section here. That application is
proposi ng the sane thing.

M5. BANYRA: But right now that is also
going to be a denolition --

THE W TNESS. Assum ng approval .

M5. BANYRA: -- | am assum ng.

But there is an application in that is
al so going to be denoing that, so there is a use
there or an existing use that is going to be
renoved, so your testinony is about a building that
is going to be renoved, and that the proposed use
will be lining up with that sanme wall.

THE W TNESS:. Exactly.

My apol ogi es.

M5. BANYRA: That's okay.

THE WTNESS: There is -- whether that
is approved or not, if it's approved, then there
will be 100 percent |ot coverage on that | ower

section, which will -- | don't want to get into the
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actual design of that building now, but as it
exists, this is a one-story section. |If approved on
the project that this Board will see hopefully sone
day in the near future, that will be a one-story
section as well, so in either case --

CHAI RVAN Al BEL: The building itself
will be five stories neeting wwth this property?

THE WTNESS: Yes. It is slightly

different because -- well, there is a comerci al
space there, too, as well, but it is a different
condition than this space -- than this buil ding.

Again, this height, five-story
situation is relatively unique because this part of
Hoboken is so low, that to bring the first
residential floor into conpliance with the DEP, you
are up eight and a half feet already, so that I
think is what is driving our -- we're going to cal
it a five-story.

If this were sonmewhere else in town
and it was down three feet, such as the |ast
application, this would be a craw space, and we
woul d be a four-story building -- technically five,
" msorry.

M5. BANYRA: The reason for ne bringing

that up is because | just wanted the Board to be
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aware, there is being testinony about sonething that
is going to be renoved, and | think that may or may
not be relevant to your -- because everything is in
flux right now This building is going to be
denol i shed, and the adjacent building is proposed to
be denolished as well, so | think the testinony in
ternms of that should just be understood and, you
know, wei ghted appropriately.

COW SSI ONER GRANA: When you say
"Renoved," you nean an application for the property
next door?

M5. BANYRA: There's an application
al ready submtted, yes, for the property next door.

MR. GALVIN. Yes. The problemwe
al ways have with this is we have to deal with the
zoning ordinance as it exists, not the master plan,
if the master plan has ever been changed, but it is
the sane type of thing where | have been hearing
this alot lately.

There was anot her project recently that
we were listening to, where they were telling us
what m ght happen, and that is good, and it may even
be good pl anni ng, but we have things that m ght
happen that don't always happen, so we have to treat

this as it is.
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Now, the park you're talking about, is
that an absol ute?

THE WTNESS: It is an absol ute.

MR. GALVIN. kay.

THE W TNESS: | should say that the
park, if the park were sonehow to not be built, it
doesn't change what we want here, but it's just
anot her reason for a commerci al space

MR. GALVIN. No. But | amsaying there
are other places in town, where parks are proposed,
but not --

THE W TNESS:  Yes.

MR. GALVIN. -- they were short -- but
|"mtrying not to bring that up --

THE WTNESS: That's okay.

MR. GALVIN. But |'mjust saying,
that's okay. | got it.

So in this instance, we know t he park
is going in, SO --

THE WTNESS: Yeah, we do.

MR. GALVIN: -- so we can be safe on
that --

M5. BANYRA:  Yes.

COW SSI ONER GRANA:  The city has

acquired the land --
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M5. BANYRA: The city has, yes.
MR. GALVIN. So it's nore than likely

that it is going to be a park, but | think you are

fine. | think you just have to be careful on the
edges.

In other words, | think it's great that
M. Mnervini is filling in these potential blanks,

but you have to understand that at the end of the
day, we have to |l ook at the property, where it is,

and how it sits, and what this property is going to

be.

M5. BANYRA:  Uh- huh

THE WTNESS: And then we're speaking
of height, | don't think that -- although I have

shown this diagram which is one of the driving
factors, so that you would understand in terns of
its inpact, it is no different than what the zoning
ordi nance anti ci pates.

Additionally to that, we got a corner
property, which in general architectural slash
pl anning terns, can support taller buildings. But
al so we got predom nantly buildings of simlar
height in the area, so we are not proposing a
five-story building where there is a history and a

series of three-story buil dings.
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It is sonething that we think, and |
think the street elevation helps to showit, the
property can very easily accommobdate five stories.
And, again, the five stories are a result of our
flood plain requirenent --

CHAI RVAN Al BEL: Let ne interrupt you
agai n.

Do you have any rendering of the east
side of this devel opnent ?

THE WTNESS: O our buil ding?

CHAl RVAN Al BEL:  Yes.

THE WTNESS: | have a two-di nensi ona
drawi ng and | got a rendering show ng the south
facade as well as the west facade. Now, | wll
describe themall right now.

CHAI RVAN Al BEL:  Ckay.

THE WTNESS: So as architects, and in
this case, a very forward | ooki ng devel oper, we saw
this property as an opportunity. It is -- and
don't want to use the term"gateway," it's overused
but it is a portal to Hoboken.

| f you come into Hoboken from Jersey
City, the chances are you are conmng in fromthis
part of Qobserver, and you' re nmaking a left on

Jackson. You could go a little further up, but a
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substantial anount of car traffic comes through this
site. So wth that, we thought if this building --
the site is unique -- I'msorry. So M. Mtule has
poi nted out that this would be Sheet A-4 --

(Exhi bit A-4 marked.)

-- this is a conputer generated photo
rendering placed on to a photograph of the existing
site, so before | describe that -- so our thinking
was we have a uni que opportunity because it is a
uni quely situated |ocated site to design sonething
of some significance.

So our thought here was let's not do
the standard rectilinear form Let's do sonething
that's got nore of a sculptural nature to it and to
use another word that's used too often used, an
organic form

So wth that in mnd, the design, and
here is sone early design sketches, the design canme
to us to in essence wap a sem -traditional Hoboken
brick building with these, and we wll call them
scul ptural organic ribbons, which are generally at
each of the floor |evels.

So the thinking here is that you got a
traditional building of sonme sort with a wapping

that provides an organic twist toit, as well as a
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scul ptural tw st.

The building is slightly deceiving. It
| ooks Iike it is not on one plain, but it really is
save for sone bays. So this helps to break up again
the height, if you think the height is an issue, if
you think that the height is visually -- in terns of
vi sual inpact an issue, this is a unique treatnent
that will we think shrink the building. W think it
will give it some architectural significance.

We think given this design, it wll be
a great entry to the city and different from al nost
everywhere el se.

To that point, there are -- | nentioned
t he new buil di ngs, but there is no predom nant
design yet to the nei ghborhood. Although there is
one, two, three of the new buildings that we
desi gned, and they have a particul ar | ook, the
remai ni ng buildings are as used in the |ast
application, hodgepodge. There is a hodgepodge
there, and there isn't -- there's nore enpty space
| eft than residential.

So, again, it is a perfect location to
try something a bit different w thout worrying about
its effect on the ol d Hoboken | ook in terns of

cont ext.
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So to describe the building, there is
| ots of glass phase that shifts, another way of
maki ng a facade | ook a bit nore irregular, even
though it i1s regular.

The organic ribbon is a cenent board,
so it is going to be sonething substantial, finely
cut, so each of the seans will be noticeable, and
that is part of the architectural intent, again, to
give the building -- the city something it doesn't
have quite yet. Although the rendering seens
incredibly different, it is really not.

So we're | ooking back to the past in
some way by using the brick material, while |ooking
forward and recognizing that this is a very, very
uni que location, so that describes the architecture.

M5. BANYRA: M. Mnervini, can you go
back to that rendering?

Does it project alnobst arcadis, where
that person is in the brown suit?

It alnost looks like it is projecting
the --

THE WTNESS: Here? | wll describe
that in the floor plan --

M5. BANYRA: -- okay, great.

THE WTNESS: -- it's much easier to



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni 153

descri be because that particul ar perspective doesn't

give it --

M5. BANYRA: (Ckay.

THE WTNESS: -- would you like ne to
pass this out? | see the Conm ssioners di scussing
it.

(Laught er)

VICE CHAIR GREENE: |If | may, what
woul d you cite as your -- I'll use the word
"Inspiration” -- what would you cite as your -- is

t he nodel or the basis for --

THE WTNESS: There isn't a nodel of a
building per se. It's nore of a nodel of a
scul pture, and that was the intent right fromthe
start, to make a building that could function as a
bui l ding, that could be constructed w thout
really -- without too nuch difficulty, but stil
give it an organic kind of scul ptural |ook, and
t hese horizontal ribbons we think playing wth it in
three-dinensional formare really effective.

VICE CHAIR GREENE: Can you tell us
anywhere el se where these have been used?

THE WTNESS: No. That is part of the
appeal .

Now, | tell you that that idea of a
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faceted wall section has been used many, nmany
pl aces. But has it been used |ike this?

| think this is unique right fromthe
start. Qur thought was because of this property's
| ocation that how do we design it, it is a termthat
we architects throw around because we are not
artists, but we think of it as art in the form of
architecture, so we can give an artistic twist to
what woul d be otherw se a functioning buil ding.

It's still a functioning building, but
it could al so be art and scul pture at the sane tine.

CHAI RVAN AIBEL: | will only throw out
a coomment that | think the location cuts both ways.

THE WTNESS: Well, that is for you to
decide, and | understand it.

My job here is to describe how we cane
to this. And, again, we think -- to say what | said
again before -- to do sonething ordinary is such a
m ssed | ost opportunity.

So Ms. Banyra had a question
particul arly about the corner on the rendering, and
it is abit deceiving, so |l wll go quickly to the
floor plans to Sheet Z-5 in particul ar.

So our first floor, which is at ground

I evel, the residential entry is along Jackson Street
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at this point. To our left is a two-car parking
gar age.

Common area, stair, elevator, as well
as refuge on the sidewal k.

The commerci al space of 875 square feet
has two entries, both along Observer.

This stair or elevator takes you up to
the second floor. The second floor is the | ower
portion of a duplex apartnent of 2,560 square feet.
It has got one, two, three, four bedroons, as well
as an office.

This | ower duplex will have access to
the roof garden, which is the garden above -- the
space above the garage.

The apartnent on floors three and four
are the sane design, sane square footage, but the
speci fic question was about this open space, soO
there is -- in this corner we propose a 37 square
foot balcony. It is there for two reasons:

One: That corner, because of its acute
angle, is not very useful as interior space. So
with that in mnd, we decided to cut off the
bui | ding, have a small outdoor space. It is not big
enough to have a party, but it's big enough for two

chairs, which we think is sonmething that this Board
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has | ooked at and decided in many previous
applications, that it nakes nore sense to build them
like this.

The rendering specifically, though,
makes the -- because of the particul ar perspective,
makes it | ook bigger than it is. But if you | ook at
the floor plans on Z-5, you can see that it is very
smal | .

In ternms of outdoor space, the | ower
dupl ex apartnent is proposed to have the rear deck
on the second fl oor.

The upper duplex apartnent of the sane
size, we are proposing to have outdoor space on the
main roof. So if you go to the main roof plan,
which is Sheet Z-6, you got our stair entry, which
is also part of access, our elevator bul khead, which
i s about seven or six feet above the roof plain.

Qur front deck, which is set back --
wait a mnute -- | think we mssed a sheet here -- |
don't see it, but | testified to this -- so it |ooks
like the front setback is eight feet off of
Paterson. It is about four feet off the adjacent
property to our east and about five feet off Jackson
Street, so there is a front deck we're calling it,

which is accessed to be only used by the dupl ex.
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The remai ning sections of the roof will house
mechani cal s, a generator, stair bul khead, and an
ext ensi ve green roof.

So this Board is well aware of what an
extensive green roof is. It's sonething that's not
wal kabl e, very | ow mai ntenance to the sedumt hat
will be planted here. 1t does have sone water
retention abilities, but it is, again, as this Board
has seen, it's a nice feature for the top of the
roof and in this particular case in the city, it's a
better solution than the white roof.

I f you go to Sheet Z-7, you can talk
about the el evations, which you have already seen in
the rendering, but specifically | ampointing to the
side el evati on nunber two.

Because the thought is that we are at
the property line, you can't put wi ndows there,
there wll be a project comng in the near future in
sonme way, shape or form that this will have to be a
blank wall. It is proposed as stucco. W shouldn't
have the negative connotation in this particular
case because it's stucco over a nmasonry wall. The
buil dings will be concrete slab and concrete
construction.

The side walls here would be concrete
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bl ock, and the stucco will actually be a cenent

part -- so it doesn't have the sane problens that we
all know stucco has. Stucco generally has a probl em
when it's above the frame structure, not when it's
built on masonry, and our thought here is that this
is sonmething that's tenporary.

CHAI RMAN Al BEL: So can you use that
diagram for the side elevation used to describe how
theoretically the building, the new building, wll
align?

THE WTNESS: Well, the new buil ding
that's com ng?

CHAI RVAN Al BEL: That's right.

THE WTNESS: Well, the application is
for a building of the sanme height.

CHAI RMAN Al BEL: Ckay. So if you go
back to zZ-7 for nme --

THE W TNESS: Yes.

CHAI RMAN AIBEL: -- on the top you have
t he east elevation, side elevation --

THE WII NESS: Yes. This entire wall
woul d be covered with a new buil di ng.

CHAI RVMAN Al BEL: Wbul d that buil ding
extend out to the edge of the bal cony?

VWhere would it extend south?
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THE WTNESS: Let ne go to the floor

plan to just confirmwhat |'mthinking.

Yes. The building will extend -- just
to be safe, |'d say the building won't extend quite
as far as this -- actually it wll because | have to

take into consideration the property line, which is
on an angle on that property as well.

So it wll be, just to protect in case
| don't want to give you the wong information,
will say it will be 90 percent covered. | think
that's a safe assunption

WIIl there be a small sliver left
vi si bl e?

Yes, but that would be only fromthe
rear yard of the adjacent building. You won't see
that down the street, because obviously the building
itself will cover that.

CHAl RVAN AIBEL: So on the little
bal cony, one side would have the chief wall of the
new bui | di ng?

THE WTNESS: Correct. | will get to
t he proper floor plan.

Correct. This will be a wall of the
adj acent property.

CHAI RVAN Al BEL: Ckay. Thanks.
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THE WTNESS: As | quickly nentioned
before, back to the roof plan, we are specifying and
it's described in notes, the bulkhead is to be
covered with a green screen. Again, a way of
softening the visual inpact.

That sanme green screen, although not
shown on the plan, and we wll anmend it, we are
proposing for the back wall of the one-story garage
section where it abuts the driveway.

| think I tal ked about the inpact of
the height of the building, and we think it is --
there is no inpact because the zoning ordi nance
contenplates a building this size. W are proposing
one that is actually in terns of feet 12 inches
shorter. Qur building is 39 feet in height, above
base flood elevation that is.

We are proposing to use what woul d be
ot herwi se unusabl e uni nhabitabl e ground fl oor space
to be an 875 square foot commercial space wth the
intent on servicing the park that's com ng.

In ternms of density, we are at the
exact sanme, two residential apartnents, and one
commercial that is there existing, but what we are
doing is changing those two existing comrercial --

excuse ne -- residential spaces into sonething that
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is what this city has been pushing for and wants,
again, to use an over used term "famly friendly."

There are two | arge apartnents, four
bedroons mninmally, and they got two parking spaces
with very little inpact on the adjacent property.
They have got an el evator and outdoor space.

So in our opinion, those things al one
maeke this a very, very approvabl e project.

In terns of the architecture, we see
this as a unique sight, a unique opportunity to do
sonet hi ng special, sonething that is of a
contenporary design, and contenporary is a very
broad term but it generally neans that is sonething
using materials of a nodern nature, as well as
maki ng sonet hing scul ptural and different than you
woul d find anywhere el se.

| should nmention three street trees, as
well as a conpletely concrete building, goes towards
the building safety. It's sprinklered. It is ADA
conpliant, even though it didn't have to be, but I
proposed an el evator to nake it ADA conpliant.

In general, | think it is a building perfectly
designed for the site.

MR. MATULE: Frank, if | could just ask

you a followup question: Because this building
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fronts on Paterson Avenue, assunming this Board is to
approve sonet hing here, we would then have to go get
county site plan approval also, correct?

THE W TNESS: Yes.

Any of the exterior inprovenents, not
the bulk of the building, that's what forces this
Board -- but any of the exterior inprovenents would
have to be approved by the Hudson County Pl anning
Boar d.

MR. MATULE: And the things like
planters out in front of the building, we would have
to get a franchise ordi nance agreenment with the
Board of County Freehol ders?

THE WTNESS: Yes. And | did nention
although it's on the drawi ngs, that we are al so
proposing, as is required, a water retention system
It is below the slab in the garage space.

MR. MATULE: Ckay.

Does t he Board have questions?

THE WTNESS: Should | say "shoot"?

(Laught er)

CHAI RVAN Al BEL: A qui ck, quick
guestion: Are there any street lights on that
corner?

THE WTNESS: On the exposed bal cony?
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CHAl RVAN Al BEL: Yes, on the corner --
on Paterson, Jackson, and again, | amthinking
about --

THE WTNESS: Street lights or traffic
[ights?

Street |ights?

CHAI RVAN Al BEL: Traffic lights. How
do --

THE WTNESS: A traffic light is, if
use the plan, it will be easier.

Here i s Paterson Avenue cutting

t hr ough.

Here is Jackson.

The traffic light is on the southern
corner -- the southern side of Jackson Street

t owards our property, so the --

COW SSI ONER GRANA:  So you don't
see --

THE WTNESS: -- so there is no street
light at our corner. It is directly across the
street to the south.

MR. MARSDEN: Excuse ne. Ah-ah.

THE WTNESS: Onh, it's bl ocks away.

MR. MARSDEN: No, it's on your corner.

AVAOCE It's right here --
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MR. MARSDEN: You have a sel f-standing
pedest al

THE WTNESS: No. The traffic lights
is what | amdescribing --

MR. MARSDEN:. The traffic -- here --

et me just show you what | am | ooking at here

because | have pictures of it. It is not on your
survey?

THE WTNESS: No. | think that is
incorrect, if you | ook at the photographs -- pardon
me -- there is a street light, but it is not --

A VOCE: Can you see it?

COW SSI ONER MC ANUFF:  Yes, it's on
Z-2, traffic light.

THE WTNESS: No. | think the question
was traffic light. Ar 1 correct --

MR. GALVIN. It is on the plan.

A VO CE Z-2.

THE WII NESS: Well, that's incorrect,

and I wll certainly revise it.
Ar | to describe traffic lights -- | am
a bit confused -- or a street light?

MR. GALVIN. W are trying to figure it
out. If it's on the plan --

THE W TNESS: | can answer it --
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MR. GALVIN. -- | have been | ooking at
t he Googl e photo all night --

MR. MATULE: Can we have one of these
bi g bl owups --

MR. GALMIN. M. Mnervini, |'ve been
| ooking at it, and there's no traffic light there --

THE WTNESS: | have to --

MR. GALVIN. -- | am agreeing with you.

MR. MATULE: Can | show this to Frank?

THE WTNESS: -- and ny apol ogies --

(Everyone tal king at once.)

A VOCE |It's the perspective.

MR. MARSDEN: There's a traffic |ight,
though. It's a self-standing pedestal.

MR. GALVIN: But | couldn't see it from
t he Googl e shot --

MR. MARSDEN: I'mtrying to get it
back - -

THE WTNESS: Yes. That is --
al though -- you are right. There is a traffic |ight
there. It is not a controlling traffic light. You
can't stop right in front of it. That is an
additional traffic light on the other side of
Pat erson Avenue, and | certainly had forgotten about

this one, but the actual controlling one is, if |
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use the photo board -- the controlling one is here.
There is one here and one here.

There is none here, because you
can't -- | nean, it is there, but it is just a
gui de, and you cannot stop there. You cannot stop
within the street.

| f you | ook at the photograph we were
just talking about, it is right at that corner, so
amnot sure if | answered your question.

MR. MATULE: | think, if | mght, where
Frank is trying to explain, not maybe so
articulately, that is a one-way street going north,
so thereis atraffic light on the south side of the
intersection. There's a traffic light on the north
side of the intersection --

M5. BANYRA: |If you get stuck in
bet ween - -

MR. MATULE: -- nobody stops beyond
that traffic light on the south side because there
is not traffic comng south in the other direction
i ke you typically have on a two-way street, if you
know what | nean.

(Everyone tal king at once.)

MR. GALVIN. Tine out --

THE WTNESS: It is --
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MR. GALVIN. -- tine out.

You can continue, if you want.

MR. MATULE: Al | was saying is there
is atraffic light on the south side of the
intersection, and there is a traffic |ight on the
north side of the intersection, but that street is a
one-way street going north.

In my experience, com ng through that
intersection on a pretty regular basis, the traffic
light that is on the south side of the intersection
that is the Iight everybody stops at because that is
where the stop line is, and | think that traffic
light on the south side of the intersection is what
the people who are in the left |ane, who are going
to make a left turn as opposed to the ones across
the intersection are the people who are going to go
strai ght, north.

But the short answer to the question
is: There is a traffic light right on the corner of
our buil di ng.

THE WTNESS: Yes. M apol ogies.

There is absolutely a light as we have
seen. M thought process was one step ahead, is it
a controlling light and can a car be placed in front

of our building in any way, and we cannot. That's
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the point | was trying to make not so well.

MR. GALVIN. Let's stop.

What was the significance of talking
about the traffic light?

VI CE CHAI R GREENE: The Chai rman asked
t he questi on.

MR. GALVIN. Okay. |I|I'msorry.

CHAI RVAN AIBEL: | was really
interested in how pedestrians would cross the
street.

(Everyone tal king at once.)

MR. GALVIN. You were pointing it out.

THE WTNESS: | understand that now.

CHAl RVAN Al BEL: Let's keep goi ng.

Do you have questions for M.

M nervini ?

VI CE CHAI R GREENE: | have two.

The fifth bedroomthat you designated
as an office, is there any reason that it is
desi gnated as an office, other than you didn't want
to show five bedroons --

THE WTNESS: Well, the devel oper --

VICE CHAIR GREENE: -- is it -- to ask
the question, could it be a | egal bedroon?

THE WTNESS: Yes. As | earlier said,
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it is four, but it could be five, but it's got

w ndows. It absolutely could be, if there was a
need. Mre than likely, it will be an office only
because that has been -- there hasn't been nmuch of a
need for a fifth bedroom but we got it in case.

COWM SSI ONER GRANA:  Chair?

VICE CHAIR GREENE: |'msorry. | am
done.

COW SSI ONER GRANA:  So do we know what
the current size of the comrercial space on the
existing structure is?

THE WTNESS. Yes, absolutely, and |'ve
got that in ny notes.

The exi sting commercial space is 980
square feet, and the apartnment size, | nentioned
before, were about 875. They vary a bit.

COW SSI ONER GRANA:  Okay. So there's
about a hundred square feet difference between the
exi sting and the future?

THE W TNESS:  Yes.

COW SSI ONER GRANA:  That will be on
what we will call the ground floor, so it will be
street accessed commerci al space?

THE W TNESS:  Yes.

COWM SSI ONER GRANA: Is there a
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consi deration for flood --

THE WTNESS: Yes. |In order to get
this approved through the DEP --

COW SSI ONER GRANA:  -- go ahead --

THE WTNESS: -- we are going to have
provide flood barriers at any penetrabl e |ocation.
So how we started this was the glass in sone way,
shape or formwould be hydrostatically designed to
wi t hstand hydrostatic pressure. The entry points
then will have barriers, neaning the doors --

MR. GALVIN. So the commercial space is
to have manual flood walls?

THE W TNESS: Exactly.

COWM SSI ONER GRANA:  Fl ood wal I's, okay.
That's a good point.

COW SSI ONER TREM Tl EDI :  Because the
fell ow who bought there was fl ooded out, and he's
out of business --

THE WTNESS: Yes, and I'll say it
again. The DEP wll not give approval otherw se
until they are convinced that we can keep out the
Sandy-type fl ood.

COW SSI ONER GRANA: | don't know i f
you want nme to ask questions about architecture.

MR. GALVI N: Sur e.
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(Laught er)

COW SSIONER GRANA:  So | think it's 50
percent right. It is an inportant |ocation. It is
going to be adjacent to a park --

THE WTNESS: Wi ch neans 50 percent

wr ong.
(Laught er)
COWM SSI ONER GRANA:  -- this is just ny
opinion -- it is going to be an inportant site. It
will be adjacent to a park. It's probably in line

with the devel opnent pattern on Paterson, which is
not consistent, but there actually is quite a bit of
archi tectural consistency down Jackson Street.

| just wondered if any thought was
given to how the materials and the design on the
north side of this building will relate to what is
probably historically an inportant structure next
door.

THE WTNESS: Well, | don't agree that
there is a pattern down Jackson Street.

| think what you nmay be referring to
are two pseudo schol astic buildings and slightly
religious at a tine.

| f you nove to the building to the

north of that, that's an eight-year-old residenti al
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bui | ding. Dean Marchetto designed it, netal bays,
brick facade, sonething nodern, and then there is an
enpty lot. There is a building that's soon to be
condemed on the corner, and then there is a snal
three-story building that probably has been there
for 90 years.

So I'mlooking at it the sane way you
are. | see our building very nodern, two
traditional buildings, although they are not Hoboken
traditional buildings, they have significance
because of their previous use, a new contenporary
structure, which doesn't relate in any way to the
ol d Hoboken | ook, and two smaller buildings wth
properties, you know, |ots between them so |
under st and your poi nt.

Do | think that there is a predom nant
desi gn al ong Jackson?

| really, really, really don't.

Again -- and this particular property is going to be
seen, because it's a corner. You don't just see
this facade, so whatever we do, of course, on one
facade, it has to be consistent in sone way on the
Jackson Street facade.

To that point, we took that to the next

| evel, and we continued the design around the back
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of the building, which in this case is our north
f acade.

So we have tried to, and | certainly
respect your opinion, if you don't |ike the
architecture, but we have tried to treat the
bui | ding as a whole and not do too often what we
see, a front facade and a rear facade.

COW SSI ONER MC ANUFF: | personal ly
think the architecture fits well with the site.

The angl e and facets of the precast
concrete | think reflect the irregular sites in the
area, and the surroundi ng area, and picks up on the
street grid, and I do think it works well for that
site.

As M. Mnervini said, it is a portal.
It will be somewhat of a | andmark building I think

on the way into Hoboken. | think if you put it in

173

the mddle -- in the mddle of the block or anywhere

el se in Hoboken, it wouldn't work, but on this
particular site it does.

THE WTNESS: | wish | had said that.
It was nuch better said than what | said.

MR. GALVIN. No. | think you did say
t hat .

It was a question. Do you agree?
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(Laught er)

THE WTNESS:. Yes, | absolutely agree.

As | nentioned nmany tines, it is a
uni que site, which then brought a unique design, in
our opi nion.

MR. BANYRA: M. Mnervini, | just have
a question while the Board is thinking.

If this was four stories with the
comrercial on the grade, is there a way to, you
know, it could be perceived that maybe the facade
is, I"'mgoing to say, busy.

| f you took away one story, what would
be designed differently? You know, | amjust
| ooking at it --

THE WTNESS: It would be a conpletely
different design --

MS. BANYRA: (kay, because it's --

THE WTNESS: -- proportionately, if
you take one floor off in ternms of just
architecture, nothing else, that wouldn't work.

But to that point, if the zoning code
contenpl ates this volunme of a building, we are
proposi ng sonet hing twel ve inches less --

MS. BANYRA: But that is not ny

gquestion --
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THE WTNESS: -- but you gave ne the
opportunity to say that.

(Laughter).

M5. BANYRA: (Ckay.

VI CE CHAIR GREENE: Were did you get
that Pepto Bisnol color to outline it?

THE WTNESS: Yes. Wll, this is not

the architecture. It's just a diagrammtic
course --

COW SSIONER TREM TIEDI:  If | may
coment - -

MR, GALVIN. Well, let nme just -- no

coments, just a question.
COW SSI ONER TREM TI EDI ;- - okay.
MR. GALVIN. That's okay. |[|'mjust
trying to be hel pful

CHAIl RVAN AIBEL: No. W are asking

guesti ons.

Can you put it in the formof a
question?

COW SSIONER TREM TIEDI:  No. That's
okay. I'll put it ina formof a coment |ater on.

MS. BANYRA: W are in the Jeopardy
secti on.

VICE CHAIR GREENE: It is comng up to
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10: 30 by the way.

CHAI RVMAN AIBEL: Well, let's keep
goi ng.

MR. MARSDEN: | nean, just to point
out, when we tal ked about the signal, one of the
issues inny letter is the features that are shown
on the survey, which you then put on your plan are
incorrect, and the survey -- the tel ephone pole is
in the wong location. It doesn't showtraffic
control or it doesn't showthe JBs. It doesn't show
the fire hydrant. It doesn't show a | ot of things

that are out there, and | think you need to | ook at
that --

THE WTNESS: | w il happily wal k

t hrough the site ourselves -- we will walk the site,

and not rely on the survey, which we should have
done anyway. But, yes, we will correct that, of
cour se.

MR. MARSDEN: The crosswal ks shoul d be

shown, you know, and where the handi capped ranps are

and stuff --

MS. BANYRA: W do need a new survey
then, if it's incorrect --

(Everyone tal king at once.)

THE WIT NESS:  Well, we would like to
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confirmthat the survey is incorrect --

MR. MARSDEN: | will happy to walk wth
you, if you want.

THE WTNESS: You buy | unch

(Laught er)

M5. BANYRA: M. Mnervini, | think
al so when we ARC'd this building, | recall that both
this and the site next to it had different
el evations in terns of at the -- along the sidewal k,
they were inconsistent because the one further north
represented different elevations, and it continued
down the sidewalk in front of this building. It was
different --

THE W TNESS:  Yes.

M5. BANYRA: -- so | think maybe again
goi ng back to the survey, you know, | think that
needs to be corrected or |ooked at. There is
definitely sone issues on this that don't appear to
be correct.

THE WTNESS: W will have the --
because it is the same survey for both properties,
we will have them confirned.

M5. BANYRA: G eat.

COW SSI ONER GRANA: | have anot her

questi on.
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MR. MARSDEN: Isn't that true?

| had to make it into a question.

THE WTNESS: | don't know if the
answer was true, though. | wll check.
COWM SSI ONER GRANA: | just have a

further clarification.
So the conmercial space, which I think

is great, so when we said hydrostatic glass, that

178

means that the glass itself in that commerci al space

will resist water --

THE W TNESS: Yes.

COW SSI ONER GRANA:  -- and then we
will need to erect barriers around doorways and
poi nts of ingress or egress?

THE WTNESS: Yes. It nmay not be the

glass itself. It may be the glass in its framework.

It may be framework behind the glass, but we wll
have to sort that out to get approval fromthe DEP
The point is that the flood barriers
that we are proposing are only at those -- at the
commercial entry and the residential entry.
COW SSI ONER GRANA:  Ckay.
Do those flood barriers then extend on
to city properties or sonmething like that? Do

t hey --
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THE WTNESS: Well, | think in this
case they woul dn't have to.

COW SSI ONER GRANA:  (kay.

THE WTNESS: They do often, as M.
Marsden and | discussed, if you have a planter box,
and let nme refresh ny nenory about a planter box. |
didn't describe that at all

M5. BANYRA: You do have one.

THE WTNESS: Well, | think this is
because we are proposing a gray |evel planter that
the barrier will be inline with that and in essence
be a U shape.

COWM SSI ONER GRANA:  Thank you.

CHAI RVAN Al BEL: Quick question on the
bul khead. How tall is that going to be?

THE WTNESS: It can be mninally seven
and a half feet, so we can have seven feet inside,
plus six in structure, and | will tell you eight
feet just to account for any slope required.

CHAI RVAN Al BEL: So what are the site
lines going to be fromthe park?

THE WTNESS: This is the roof plan
Well, the park view would be fromthis direction

W are set back to the eastern side of

the facade. WII | suggest that it won't be seen



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Frank M nervi ni 180

fromthe very furthest point of the park, | don't
think so, but keep in mnd that we are proposing the
green screen around it, so if it is viewable, it
will be sonething soft and maybe not unattractive,
but it will be in the distant view, because, of
course, the main facade building is here, and that
is set back, and this dinension is 18 feet. | am
not suggesting it won't be seen, but it will be seen
mnimally.

CHAI RVAN Al BEL: Any ot her questions?

COW SSI ONER GRANA:  Not from ne.

COW SSI ONER TREM TI EDI @ No

MS. BANYRA: M. Chairman, you would
like to see site lines fromthe park on that?

CHAI RVAN AI BEL: | think | understand
what M. Mnervini is saying.

VI CE CHAI R GREENE: Anybody faci ng
south wouldn't see it for sure.

(Laught er)

CHAI RMAN Al BEL: Unl ess you stand on

top of it.

VICE CHAIR GREENE: That is true.

CHAI RVAN Al BEL: Let ne just sort of
throw out, it is a very small lot. It is 1800 feet

versus 2500 required, and you have a hundred percent
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| ot coverage. You are building up, and nmaybe

coul d be persuaded that the height is sonething that
can be accommodated, but | guess | do have a concern
that there is absolutely no open space for the,
gquot e, public.

Let nme throw this out: |Is there going
to be parking in the new building that is being --
that will be com ng before the Board at sone point?

THE W TNESS: Just enough to satisfy
t he requirenent there.

CHAI RVAN Al BEL: Agai n, has any thought
been given to whether the parking could be put
el sewhere opening up sone space in the rear?

THE WIINESS: | certainly understand
t he questi on.

| don't think it is practical. Again,
the thinking is there is already existing two-car
parking there. They have worked safely. There's an
existing curb cut. The inpact to the building
adjacent to us to the northis mnimal. |It's just a
drive aisle. W tried to soften that inpact with a
green screen, and it is giving back sone open space
to the city.

This is a corner lot. Generally

speaki ng, we want to keep the street scape sonmewhat
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conti nuous, although we are only doing it around one
floor, I think the idea that this has to be open is
al nrost counter to what we should do in planning. To
that point, if we |ook at sone of the photographs,
the fact that there is such a | arge space, here is
our parking and here is the drive aisle, it is kind
of a strange situation.

So understandi ng your point, | want you
to understand how we canme to this concl usion.

Al so, a building doesn't have to have
all of these -- the elevator and all of these other
things in order to becone famly-friendly, but it
does nmake it nore famly-friendly.

Lot coverage is 80 percent above. A
ot is driven just by the fact that we got an
el evator, and the elevator is the result of making
it nore famly-friendly. W could have a buil ding,
sanme square footage apartnents, reduce its back
wal I, but then it wouldn't have an el evator.

As we have cone to |earn, and sone
menbers of this Board have told us, they think that
an elevator is sonething very inportant in a
building like this. So, again, that is just another
reason why we are where we are. It is not just

sonething arbitrary. It's not that you want to make
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a building as big as you possibly can. These are
all things that happened to solve the puzzle.

CHAI RMAN Al BEL: Because you have a
nonconformng --

THE WTNESS: It is an irregular |ot.
It's very difficult to build on, you know, even in
terns of the architecture, this has been a
chal l enge, and to nmake the floor plan work is a
chal |l enge, and one of the results of that is the
triangul ar outdoor bal cony space, but | understand
your point.

CHAI RVAN Al BEL: Ms. Banyra?

M5. BANYRA: Yes. | just have a couple
of comments.

Since the building is going to be taken
down, they are not entitled to any preexisting
nonconformties, so there is an additional couple of
vari ances.

They are not entitled to the driveway.
They are not entitled to -- let's see -- on your
chart the additional things that are changed and the
m nimum | ot area would be a variance, and the | ot
depth is a variance. The |ot coverage obviously,

t hey have indicated is a variance.

The building height is a variance. The
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curb cut is a variance. So there would be seven C
vari ances based on that it is a new, you know,
bui | di ng, notw t hstandi ng, you know, what was
testified to.

Then the second thing, M. M nervini
was tal king about the driveway and the m ni nal
i npact, but you are also testifying to the park, so
| think the activity on the sidewal k certainly right
now may be changing with that park, so | think that
is something that the Board woul d have to consi der

Then the final thing is: As | have
i ndicated, there is an application comng in on the
north. Wen you have an undersized | ot,
particularly when it is going to be vacant
basically, there is normally testinony and maybe
Denni s can, you know, el aborate on this, or there is
normal ly a consideration as to whether or not it
shoul d be acquired or tried to acquire additional
property --

MR. GALVIN. You can go that way, but
that is not the only way you can go.

M5. BANYRA: That's correct, right.

MR. GALVIN. But they were arguing that
t hey have a hardshi p, because it's an undersized

| ot. Then the Nash Doctrine would apply, and then
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you could try to obtain additional land and try to
do CG1, but you could also do CG2. | would think
you are nmaking the argunent that the | ook of this
building is going to be --

M5. BANYRA: W are going to wait and
hear that argunent.

MR. GALVIN. -- yes. W have not heard

t hat yet.

MR. MATULE: Yes.

(Laught er)

As a point of information, | am al so
prepared to introduce testinony on that point.

M5. BANYRA: G eat, okay.

THE WIINESS: |If | may, one nore point

to M. A bel's question about parking --

MR, GALVIN. Well, let nme just say --
THE W TNESS: -- aml still allowed --
MR. GALVIN: =-- no. Just hold on one

second.

| think one of the reasons why Eil een
is bringing that up is there is a question fromthe
a pl anni ng standpoint, should these buildings to
these two different properties be put together, or
done sonet hi ng.

| s that what you're thinking?
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MS. BANYRA:  Yes.

| nmean, you know, there is potentially
an opportunity. | know there are two different
property owners. M. Matule is going to provide
sonme information at the next neeting, but we are
tal ki ng about car activity, circulation, an
undersi zed |l ot, you know, they both came in at the
sane tine. It happens to be the sane architect, and
it's the sane surveyor, and it's the sanme attorney,
you know - -

THE WTNESS: It's a conpletely
di fferent buil ding.

M5. BANYRA: -- no. | understand that.

|"m pointing out to the Board, and |
think I just wanted to --

THE WTNESS: It is a small town. | am
trying to keep busy.

M5. BANYRA: Yeah, yeah, yeah.

(Laught er)

THE WTNESS: But to your point,
anot her reason for this, and it explains why the
original set of drawings didn't have this parking on
it while the latter ones did, the draw ngs have
gotten out, because we have cone to realize there is

no parking on the street on Jackson Street.
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Pat erson Avenue has no street parking. There is
some on Jackson. It's all taken up, but Paterson
doesn't allow for any street parking.

So then the question becones, if
sonebody is buying an apartnent that's
famly-friendly, again, where do you put your car.

We had this opportunity because there
was an existing two-car garage there -- not
garage -- parking space, again, just to explain why
we wound up --

COWM SSI ONER GRANA:  Eileen, just to
confirm what is confirned, though, is the density
and the comrercial space.

M5. BANYRA: In ternms of is that
permtted, it is conformng, yes.

CHAI RVAN AIBEL: So it is 20 of el even
W went a little bit past.

Thank you, everybody.

THE W TNESS: Thank you

CHAI RVAN Al BEL: M suggestion, and |
was sure this was going to be the case, was that M.
M nervini be here on the next go-round. We will
have sone additional troops, who will have read the
transcript, and they may have additional questions,

you know, that may well be addressed by you rather
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than M. Cchab.

THE WTNESS: O course.

Can we determ ne when that wll be
because | am not avail able the 15t h.

MR. GALVIN. Just open it up to the
public. | don't think if there is anybody --

CHAI RVAN Al BEL: Should I do that?

MR GALVIN Just ask if there is
anybody.

(Board nmenbers confer)

VI CE CHAI R GREENE: Pat shoul d send out
the new plans in the package to anyone who i s not
her e.

MR. GALVIN. kay.

M5. BANYRA: M. Mnervini, wll you be
provi di ng new pl ans?

THE WTNESS: | don't think yet at this
point. Fromwhat | heard fromthe Board, | don't
think it is necessary yet.

CHAI RVAN Al BEL: So the question is,

Ei | een, when m ght we reschedul e?

M5. BANYRA: | have to | ook at that
with Pat. |'mnot sure.

Pat, what do we have at the next --

M5. CARCONE: W have the 15th and the
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29th schedul ed. W don't have an agenda yet for the
15th, so --

M5. BANYRA: Wen did we schedul e 1312
for?

MS. CARCONE: The 29th.

The 15th, | don't know. | think we had
Elliot was unavail able on the 15th, and | think

maybe Phil because it was Passover and --

VICE CHAIR GREENE: | can't speak for
Phil, but it's probably a good concl usion.
M5. CARCONE: -- and Tiffanie, so you

were down |ike three people on the 15th.

M5. BANYRA: So | amthinking we have
one carried that has already been started for the
29t h.

If we are already down a few peopl e,
maybe we should go to the 29th, because it sounds
like we may have a full Board at that point or a
full er Board.

On the 15th, we shouldn't carry it to a
date certain that we're not sure, you know, nmaybe we
will try to figure out new applications, and we wl|
go fromthere for the 15th, if that is acceptable.

M5. CARCONE: So we're tal king about

the 29t h?
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M5. BANYRA: | think the 29th, because
we don't know if we have people for the 15th

THE WTNESS: And | am not avail abl e

t he 15t h.
MS. BANYRA: kay. So there you go.
CHAI RVAN Al BEL: So what is on the
29t h?
M5. CARCONE: Just 1312-1318 Adans.
MR GALVIN This will be second,
t hough --

CHAI RVAN Al BEL: | m ght exercise ny
maj or prerogative and do this one first --

MR. MATULE: Passover and tax day.

(Laught er)

M5. BANYRA: That nakes sense, and then
we wll figure out the 15th.

MR. GALVIN. W need a notion and a
second to carry this to the 20th wi thout further
noti ce.

COWM SSI ONER GRANA:  Mbtion to carry to
the 29th wi thout further notice.

COW SSIONER TREMTIEDI:  1'll second
t hat .

MR. GALVIN. Do you waive the tine in

whi ch the Board has to act?
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MR. MATULE: Absolutely. W will waive

the time in which the Board has to act through Apri

29t h.

fl oor.

MR. GALVIN: Roll call?

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

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

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

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

CHAI RVAN Al BEL:  Conmi ssi oner Al bel ?
CHAI RVAN Al BEL:  Yes.

Thank you.

MR, GALVIN. M. Mtule has got the

Are you done?

MR. MATULE: Yes. The only thing | was

going to say is before the next neeting, we will get

revised planner's reports out to the secretary to

distribute and in a tinely manner.

CHAI RVAN Al BEL: Thank you.
How about a notion to cl ose?

MR. GALVI N: Mbtion to cl ose
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COW SSI ONER GRANA:  Second.

CHAI RVAN Al BEL: Al in favor?

(Al Board nenbers answered in the
affirmative.).

(The matter concluded at 10:40 p.m)
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