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

| would |like to advise all of those
present that notice of this neeting has been
provided to the public in accordance with the
provi sions of the Open Public Meetings Act, and that
notice was published in The Jersey Journal and 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.

Wul d everybody please join ne in the
salute to the flag?

(Pl edge of All egiance recited)

M5. CARCONE: Conmi ssioner A bel ?

CHAI RVAN Al BEL: Here.

M5. CARCONE: Comm ssioner Greene i s

absent.
Conmm ssi oner Cohen?
COWM SSI ONER COHEN:  Her e.
M5. CARCONE: Conmi ssioner De Fusco?
COW SSI ONER DE FUSCO.  Here
M5. CARCONE: Conm ssioner G ana?
COWM SSI ONER GRANA:  Her e.
M5. CARCONE: Conm ssioner Marsh is
absent.
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Conmm ssi oner Mur phy?

COM SSI ONER MURPHY:  Her e.

M5. CARCONE: Conmi ssioner Branciforte
i's absent.

Conm ssi oner Fi sher?

COW SSI ONER FI SHER  Here.

M5. CARCONE: Conm ssioner MAnuff?

COW SSI ONER MC ANUFF:  Here.

M5. CARCONE: And Comm ssi oner
Tremtiedi is absent.

CHAIl RVAN AIBEL: Al right. Geat.

So we are here at a Regul ar Meeting of
t he Hoboken Zoni ng Board of Adjustnent.

W are going to do a couple
admni strative matters first, and then we wll get
to 115-131 G and.

So we have sone wai vers on the agenda
toni ght so, Jam e, can you start with 108-110
Jefferson?

MR. G URINTANO Yes, M. Chairnan.

Several waivers have been requested.
One for C variances, nunber 25, stornmnater
managenent. W have no objection to the granting of
t he wai ver, provided that any approval be

condi tioned upon filing with the North Hudson
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Sewer age Authority.

Al so, under D variances, 34 and 35 al so
deal with drainage, sane condition.

Item 36, that for filing of or
conpl etion of a soil or sedinentation control plan,
we have no objections to granting this, as long as
final approval conditions that a plan is prepared,

i f necessary.

Nunmber 43, cost estimates for
i nprovenent, we have no objection to granting that
wai ver.

CHAl RVAN Al BEL: G eat.

Do you want to do this individually, or
do you want to do themall?

MR. GALVIN. No. You can just accept
the representations of our planning and engi neering
staff.

CHAI RVAN Al BEL: Wiy don't we go
t hrough them 504 Monroe is next up.

MR. GURINTANO Simlar to the
previ ous application, under D variances nunbers 34,
35 and 36 deal with stormwater, which would be
conditioning the approval that they have to file
with North Hudson Sewerage Authority and provide a

report to us.
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36 for the soil or sedinentation
control, if required, granting that as a condition
of approval .

Nunmber 43, cost estimates for
I nprovenent .

CHAI RVAN Al BEL: Thank you.

109-111 Monr oe.

MR. G URINTANO Ckay. Simlar to the
previ ous two under C variances, we have nunber 25,
nunber 34 and nunber 35, all dealing with North
Hudson Sewerage Authority. Those waivers could be
granted provided that the applications are put
forth.

Nunber 36, as a condition of approval,
and nunber 43, we have no objection to waiving.

CHAI RMAN Al BEL: Great. Thank you.

258 Eighth Street.

MR. G URINTANG We have nunber 25
under C vari ances.

34, 35, and 36 under D variances for
the sane reasons as all of the previous
appl i cations.

CHAI RMAN Al BEL: Great. Thank you.

737 Garden?

MR. G URI NTANG Under D vari ances,
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nunbers 34, 35, and 36, a simlar explanation.

CHAI RMAN Al BEL: 710 dinton?

MR. d URI NTANO  Ckay.

For this application, under major site
pl an, we have nunber 25, stormnater drainage area
map; 26, stormwater managenent plan. Those woul d be
for the simlar explanation and granting the waiver
t hat approval that is granted by this Board's
conditions, that they have to file with North Hudson
Sewerage Authority and provide a report to our
of fice.

Nunber 27 deals with soil erosion, and
nunber 34 cost estimates.

Down under D variances, you have 34,

35, 36 and 43, sane explanation for all of those.
We recommend it be conplete.

CHAI RMAN Al BEL: Great. Thank you.

Finally, 704 Madison.

MR. G URINTANO Under D vari ances,
nunber 34 and nunber 36, sane explanation for the
wai vers. W recommend conpl ete.

CHAl RVAN Al BEL: G eat.

Can | have a notion to accept the
reconmendati on of the engineering staff to grant the

wai ver s?
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COW SSI ONER FI SHER  Motion to accept.
COW SSI ONER GRANA:  Second.

CHAI RVAN Al BEL: Thank you.

Can we have a roll call?

M5. CARCONE: Conm ssi oner Cohen?
COWM SSI ONER COHEN:  Her e.

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

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

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

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

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

M5. CARCONE: Conmi ssioner A bel ?
CHAI RVAN Al BEL:  Yes.

Thanks, Jam e.

(Conti nue on next page)
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CHAl RVAN Al BEL: Ckay. M. Matul e,
115-130 G and.

MR. MATULE: Good evening, M.

Chai rman, and Board nenbers

Robert Matul e appearing on behal f of
the applicant, R&S Manufacturing.

Just a brief overview This is an
application with respect to property at 115-131
G and Street in the R 3 zone.

We are applying at this point for
prelimnary site plan approval and variances to
repl ace the existing nonconform ng industri al
bui l ding at the property with a new five-story, four
over one residential building, 49 dwelling units,
1200 square feet of retail, and 53 parking spaces.

The applicant has also submtted the
af fordabl e housing affidavit, assumng that the
proj ect were approved, that we would be supplying
five affordable units as per the affordabl e housing
or di nance.

| have three witnesses, M. Marchetto,
our architect; a representative, | don't knowif it
is going to be M. Staigar or M. Paragoy at this
point, our traffic engineer, and M. Kolling.

Just as an adm nistrative matter, M.
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Marchetto will be maki ng a Power Poi nt presentation,
because there are a lot of exhibits, and he has a 3D
nodel. We have a hard copy of everything that is
there, and we would like to mark it as A-1, and we
al so have an el ectronic copy, both of which we wll
give to the Board Secretary.

MR. GALVIN. Hold on a second.

Ww, that is good! Okay.

MR. MATULE: Thank you.

(Laught er)

MR. MATULE: So on that note, we would
like to call up M. Marchetto.

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. MARCHETTC: Yes, | do.

DEAN NMARCHETTO 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: Dean Marchetto,
M-a-r-c-h-e-t-t-o.

MR. GALVIN. M. Chairman, do we accept

M. Marchetto's credential s?

14
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Dean Marchetto

CHAI RVAN Al BEL: We do.

MR. GALVIN. You may proceed.

MR. MATULE: Thank you.

M. Marchetto, if you would, can you
pl ease descri be, and obviously you are going to use
your electronics here to do it, the existing site
and the surrounding area, and then if it fits in
W th your visual presentation, go into the proposed
proj ect.

THE W TNESS: Thank you

Again, nmy nane is Dean Marchetto. | am

the architect for this project.

This is a project in the core of
Hoboken on Grand Street across the street fromthe
Multi Service Center. 115 --

MR. GALVIN. | just wanted to say, |
don't know if you have any photos in here. Do you?

THE WTNESS: | do.

MR. GALVIN. Ckay. You took the photos
or sonebody took the photos --

THE WTNESS:. | took the photos.

MR. GALVIN. Ckay. Wen did you take
t hem appr oxi mat el y?

THE WTNESS: Sonme were taken this

summer, and some were taken this norning.

15
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Dean Marchetto

MR. GALVIN. Ckay. Terrific, and I'l

keep quiet.

Go ahead.

THE W TNESS: Ckay, thank you.

So what | would like to do is, as Bob
mentioned, | have these photographs on a Power Poi nt.
If | open it up, | could walk you through it.

So this aerial photograph is off of
Googl e Maps. You see here Grand Street and dinton
Street.

The subj ect property is right in here.
It is approximately 21,000 square feet. It is eight
lots. There is an existing two-story conmerci al
building. It is a manufacturing, industrial retai
building. This building has been in the ownership
of the current owner, the Rotundi Famly, for at
| east 50 years. They would like to convert this to
a conform ng use, a residential use, which is what
is permtted in the district.

We | ooked at the building to see if it
was suitable for conversion. W determned that it
was not. The building is very deep. It extends to
the rear property line, as you will see in the
phot ographs, so | can't put w ndows on the sides or

rear. The only place | could put windows is on the

16
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Dean Marchetto 17

front.

There are three separate structures,
and we determned that the building is not
structurally capable of handling additional units,
so we determ ned that we would |ike to take the
bui | di ng down and build a new buil di ng here.

This is a view of the building from
right in front across fromthe Miulti Service Center.

The buil ding here extends eight lots,
as | nmentioned, and you don't see this last lot in
t hi s photograph, but there is a vacant lot there as
wel | that serves as a driveway.

The property has one, two, three
existing curb cuts and garage doors.

This is a view | ooking south at the
same property, and you can see the enpty lot right
here at the end, and the garage door here on the
left, and this is a view of the north.

In this view you can start to begin to
see the context of the block, and I wll go around
the block to showit to you.

Looki ng north, you can see on the next
bl ock you have five and six-story buildings that
continue northward, and this is a closer view

There is a four-story building on the
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Dean Marchetto

corner. This is where our property begins, and then
t hey continue north between five and six stories.

This is diagonally across the street.
You probably know Leo's here. This is a five-story
buil ding and a six-story building, and it continues.

This is directly across the street from
the Multi Service Center, and then just further left
on the street is the Marion Towers, a 12-story
residential building with an open parking | ot.

So when we work on bl ocks like this,
where the context of Hoboken sort of is eroded, we
like to try and reestablish the context of these
bl ocks.

When we think of Hoboken in the R1
R-2 district, you think of three and four-story
brownst ones as the context. And when you get into
the R-2 and the R3 district, it's four and
five-stories, and maybe even six-story brick
buildings, and it's sort of the context of Hoboken.
So what we are trying to do here is reestablish the
context on this block. That is our prem se.

What is interesting about this
property, as | nentioned earlier, is the building
goes all the way back to the rear property line.

So | am |l ooking here from Second Street south. This

18
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Dean Marchetto 19

is the back of the existing structure. This is the
corner building, and then this is the existing
structure. You can see here that this structure
cones right up to the rear property line, and that
is something that | would Iike to go back to later
on, but this is a photograph of those buil dings.

So these are illegal windows. |If you
were to convert this sonmehow into residential, those
w ndows woul d have to be cl osed up because when you
convert one use into another use, you have to bring
everything up to code, and because it is the
property line, those wi ndows woul d have to be
cl osed.

Now, one of the things you will see
when we start the plan is that our project -- well,
maybe the best thing to do is go right into it, and
then we will cone back to the photo.

So what | have here is a
t hr ee- di nensi onal nodel of the proposal. You are
| ooki ng down at a plan view, and you see this here
is the Multi Service Center here, Marion Towers.
This here is Gand Street, and this is our project
site right in here.

What you are | ooking at here is the

proposed pl an.
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What is allowed here, the residential,
is a 60-foot w de building that goes fromthe
property line on the street back 60 feet.

So what we are proposing is a 60 foot
deep residential building. But rather than having a
linear building that marches down the street, right
on the street frontage, what we decided to do
because of the special condition on the rear yard is
to pop the front of the building back and create
public open space in front of the property.

We believe that this idea would all ow
for some kind of pedestrian-oriented activity on
this block and provide a respite to the continuous
street wall that you see up and down these bl ocks.

Then if | go back to the PowerPoint,
and I will get back to this photograph, this is a
bui | ding we conpleted a couple of years ago, and |et
me just enlarge that.

This is a building on Harrison and
First, and we tried this once when we built this
buil ding and designed it, we nmet with the nei ghbors,
and they said they wanted sonething like this. In
this building is a retail space on the ground fl oor
t hat becane a daycare center. You can see the baby

strollers here, and this open space becane sonething

20
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Dean Marchetto 21

that becane a respite to the block. It was

wel |l -received, and it's very successful, so we

t hought that on this particular bl ock, because we
have a building that goes all the way back to the
property line, there would be an opportunity to bend
t he buil ding back and create public space on the
street.

So, again, this is a view of that space
| ooking east on First, and you see what this open
space does.

Now, during the day there are
activities in here, and on this particular project
it actually | eads back to a rear yard, a private
rear yard, so let nme get back to the presentation

So here is the plan view As |
nment i oned, the building bunps back.

Now what 1'd like to dois tilt it up
to show you what the design of the building is like,
so this is our first inmage.

This here you can see, we tilted it up
and what we created was a five-story contextua
style building that has a series of brick panels in
front of it to order to create a contextua
nodul ation that mrrors the texture of Hoboken. You

can see right here in the mddle how the building
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steps back and creates a public open space.

By the tinme we joined that public open
space with the sidewal k and a proposed bunp-out in
the curb, because as | nentioned earlier, we are
elimnating three curb cuts for those existing
garage doors, and we'll only have one as | go
through the plans, you will be able to see that it
creates a public open space.

We think that that space will be very
useful for congregating and social activity and
creating a nice opportunity on the block, in
particul ar because it's opposite the Multi Service
Center, and you know the Multi Service Center has
prograns for famlies and children, and this would
be a nice relationship fromacross the street.

You can see here on this block the
Mul ti Service Center and the Marion Towers are
clearly not Hoboken style buildings, but we would be
able to reestablish the context by creating a
buil ding like that.

So now, if | could just give you a
sense of what it feels like fromthe top floor, the
buil ding here in the context of the neighboring
building and the Multi Service Center, and here is

t hat open space. This would be the entrance right



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Dean Marchetto 23

here in the front that would take you into a | obby.

Then you coul d see as the buil ding
turns the corner, we could create a change in the
brick color, and you can start to see the open
space.

Now, the open space you will see later
is designed with a rain garden and sone storm
drai nage, so that this will act as a place to absorb
water into the soil

So nowthis is a little further back.

I f you | ook nore along the context of the bl ock,
this is a six-story building here. This is a
four-story building, and then if you | ook up north
on Grand, you start to see the four or five-story
context. So we think that while the building is one
story taller than it's allowed to be, we believe and
we feel very strongly that it fits right into the
cont ext .

So now if we take a vertical |ook, now
| would like to take you around the back and expl ain
why we think that this would be an appropriate
sol uti on.

As | mentioned earlier, the existing
buil ding conmes all the way back to the property

line. Now, you m ght ask, how can you pop back and
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Dean Marchetto 24

still keep the hole in the donut, which is kind of
t he open space that everybody shares.

Let me just click on this button here
and start to show you. This is the existing vol une
on the bl ock, and you can see the existing buildings
how t hey cone all the way back to the rear property
l'ine.

Then | have this next image, which is
t he superinposition of one over the other. You
superi npose one building over the other, and then
t he proposed building you start to subtract the
pi eces, so you see what happens there.

The building that exists cones way back
two and a half stories right to the property |ine.
Qur building is proposed to have one-story parking
on the ground floor, that conmes all the way back,
and you can start to see it right here.

This is the one-story parking. The
roof of the parking becones outdoor space for the
resi dents who have those units, and there is an
anmenity space on that floor, so this becones a
comon anenity space.

Then if | take you around the other
side, you start to see how that feels again, and I

could go back and show you the conparison. This is
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Dean Marchetto 25

what is existing. This is the existing and the
proposed neshed together, and then when you take
away the existing, you see the pieces go away, and

t he space becones open again, so | think there is an
opportunity here on this block to push the buil ding
back. It is a unique opportunity, because you can
push the buil di ng back, and you can create an open
space and nove the backyard to the front yard and
meke it nore of a public space.

Now, | can just take you around again.
This is looking north on G and, and a view from
above, so you get the sense of howit fits on the
bl ock. A closer view, if you would stand up above
the Multi Service Center, this gives you a better
overall viewto see what this is.

This is a | andscaped area that will be
desi gned by the | andscape architect. Like |I said,
this is a rain garden in here, various anmounts of
pavenent. So when you are wal king up and down the
si dewal k, you get a sense that you are traversing
t hrough a park-like space. Call it alittle pocket
park. It's sonething small. That is all we really
have on this particular site, but it is a
transition. Wen you are wal king north on this

bl ock, all of a sudden, the building wall fades
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Dean Marchetto 26

away, and a space i s created.

We have created in the ground floor in
this location the setback area for retail space, so
t hat space then can provide activity that focuses on
to the public space.

So if you were to have a cafe, if
you' re going to sonething, where it mght be a
daycare or sone activities that people can use to
conme in and out and use this public space, | think
that the relationship of the retail here with
comrerci al space, you don't have a tenant. It is
either commercial or it's retail, so the open space
creates an opportunity in Hoboken that you don't see
on a |lot of these bl ocks.

Then just a view | ooking at the park
fromthe other end, and then | ooking down on it, so
you can see it again.

The buil ding that we are proposing has
49 residential units, and you can see in this nodel
that it has a green roof on the outer surface.

There are no roof decks planned for the
roof, but it is a green roof to approach LEED
poi nts.

So, here again, you can see the desire

to create a vertical proportion in these facades, a
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variety of brick, so that the building sort of
breaks the scale down and fits into the context of a
typi cal Hoboken bl ock.

So now what | would like to do is walk
you through the plans, so this is our A-1,

Now, these drawings | amgoing to show
you now are exactly the sane drawi ngs that we
submtted to the Board, and | will just wal k you
t hrough again the site plan here.

Here is the site. North is to the
right, and here is our zoning chart.

This is the ground floor plan, so here
you can see that open space. The garage entrance is
here on the right. You cone in. You nake a left,
conme around the back and you cone to here, and then
you park your car in an assigned space, and then you
exit right out the sane way.

There is a | obby right here on the
ground fl oor sort of adjacent to the corner that
becones this open space, and you cone into the
| obby, and there are several steps to get you up to
t he el evator | obby, which is out of the flood
el evati on.

There is a ranp | ocated around the

perinmeter to take you up fromthe ground to the
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el evator | obby |l evel, so that you are out of the
fl ood zone with the ranp.

This here is our second floor on this
floor plan. You can see this starts to begin the
typical floor plan configuration

Here is our elevator and trash room
| ocated here. You see that there is an anenity
space at this location that gives way to this open
space that is on top of the garage.

Then these units on this second fl oor
have private outdoor terraces that create that
separation

The building, as | nentioned earlier,
is 60 feet deep, so it is that sane 60-foot
di mension, which is normally the permtted depth of
a residential building, and that you would find
right at the curb |ine.

This is the third floor and fourth
floor, basically repeats. These are typical units,
and I wll go through the unit count with you.

And then this is the fifth floor, and
this here is the roof, and that dark area shown on
this is the green roof. 1In the set of plans there
are details for the rain garden and the green roof.

Al told, inthis building, there is a
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proposal of 49 units. There are 19 one-bedroom
units that range from 715 to 750 square feet.

There are 21 two-bedroomunits that range from 1000
to 1155 square feet, and there are nine

t hree-bedroomunits that range from 1500 to 1655
square feet.

There are 53 parking spaces in the
building, and this building will require several
variances. There will be a variance required for
hei ght, for height in feet and height in stories.
Qur residential building is 68 percent | ot coverage,
and our ground floor parking is 91 percent | ot
cover age

There is a 12,000 square foot retai
space on the ground floor, as | nentioned --

MR. MATULE: If | could just interrupt,
1200.

THE WTNESS: -- 1200, |'m sorry.
Thank you.

(Laught er)

THE WTNESS: 1200 square foot retai
space on the ground floor, and I think that pretty
much sunms up the overall description of the
bui | di ng.

So, you know, at this point | could



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Dean Marchetto 30

answer your questions.

MR. MATULE: | have a question.

| f you could go back to your
phot ogr aphs when you were giving us context, you had
a photograph on Second Street at the rear of the
building. | would like to knowif we could just go
back to that, and if you could explain to the Board
what the situation there is with that parking | ot
who it belongs to, and what it is relative to.

THE WTNESS: On the left of this
phot ograph is a commercial building. | think it is
related to the hospital. It is a clinic, a nedica
building. It is a red brick building that occupies
this corner, on the corner of Second, and | guess
that would be Cinton.

Then there is a parking lot in the back
that belongs to this building on the left.

Let ne see. | would have to go --
maybe if we go to the aerial, the overall aerial,
that could should shed light on it.

So this here is this commerci al
bui l ding, which is a nedical clinic building.

There are residential buildings, the
backs of residential buildings here, which face the

back of the subject property, and that parking |ot
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is right in here.

Does that help explain it?

MR. MATULE: Yes. | just wanted to
give the Board the context that that is the rear
yard of that building that takes up a large portion
of the block on Ainton Street.

THE WTNESS: Right.

But this is the back property I|ine.
This is the line that divides the properties that
are on dinton fromthe properties that are on
G and.

MR. MATULE: Cxay.

Just with respect to the garage itself,
that will have the usual anenities, car charging
stations, bike racks, bicycle storage?

THE WTNESS: Yes. W have bikes
racks, and we have car charging stations, and they
are shown on the draw ngs.

MR. MATULE: You al so have bi ke racks
in the front of the building on the sidewal k?

THE WTNESS: Yes. | think that this
whol e park coul d be prograned.

We recogni ze that building a park like
this, at least on the sidewal k, and the proposed

bunp-out is subject to Gty Council, because it is a
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right-of-way, and should we get an affirmative
deci sion fromyou, we wll go to the City Counci
and see if we can get the approval for the

i nprovenents on the right-of-way.

Renenber, as | nentioned earlier, there
are three curb cuts on this site currently. As the
building is designed, there will only be one, so you
will be able to then use that additional curb space
to create this kind of a bunp-out in a pedestrian
pl ace.

MR. MATULE: And you received a copy of
M. Marsden's revised |letter of Decenber 11th, 2014?

THE W TNESS: Yes.

MR. MATULE: You don't have any issues
addressing any of the things raised in there?

THE WTNESS: No. W can conply with
M. Marsden's letter and the final site plan.

MR. MATULE: Qoviously, if the Board is
inclined to grant the prelimnary site plan approval
here, one of the conditions would be that we woul d
have to petition the mayor and Council for an
easenment ordi nance to construct this bunp-out and
this rain garden on the public right-of-way.

THE WII NESS: That is right.

Yes. This is the second exhibit. This

32
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is the actual rendered version of it, and I think --
MR. MATULE: Is that in your --
THE WTNESS: It is in the PowerPoint,
and I wll go to that page.
This is the final imge here, and that
is the -- maybe it is better -- so that is nore of a

fine-tuned rendering of it with the brick shown and
nore detail.

You can start to see in this rendering
the rain garden and how it would be |ocated at the
curb, and it would absorb surface drai nage, and
t hese are common | andscape techni ques that have been
used all over for water absorption.

MR. MATULE: And this would be in
addition to the usual North Hudson --

THE WTNESS: That is correct, and it
al so has a green roof. So between the rain garden
and the green roof, | think the project really does
quite a lot to mtigate stormwater.

MR. MATULE: Okay. | don't think
have anything further at this point.

CHAl RVAN Al BEL: Board nenbers?

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

|"msorry. | think you said there are

33
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bi kes, because since Conm ssioner John is not here,
we have sone questions on his behalf.

So where are the bi ke racks?

THE WTNESS: The bike racks are in the
room cal l ed "bi ke storage" in the back of the
par ki ng gar age.

COW SSI ONER MURPHY: OCh, | see it now

Ckay
Did you say there are electrical --
THE W TNESS: Yes.
COW SSI ONER MURPHY:  And where are
t hey?

THE WTNESS: |If you | ook at the retai
spaces, just all of those parking spaces behind the
retail space.

COW SSI ONER MURPHY:  Unh- huh, perfect.

And is there a trash room-- oh, there
it is, yup, okay.

What about entering and exiting in
terns of safety on the sidewal k fromthe garage,
entering and exiting, what do you have, lights --

THE WTNESS: Yes. There is a warning
device at the door. There is an audio-visual
war ni ng devi ce.

COW SSI ONER MURPHY:  Ckay. You
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mentioned that the roof was going to be green using
t he words "approach LEED'?

THE W TNESS:  Yes.

COW SSI ONER MURPHY:  So you are not
going for LEED certification?

THE WTNESS: W're not going. W
believe we will have the points, but we are not
maki ng the application

We have stormmater drainage and a green
roof. W are in a place that has the availability
of mass transit, but the actual application for LEED
certification, we have not decided to pursue.

COWM SSI ONER MURPHY:  Ckay.

Well, at the nonent, that is it.

CHAI RVAN Al BEL: M. G ana?

COW SSI ONER GRANA:  Thanks.

So, M. Marchetto, hi.

THE WTNESS. Hi.

COW SSI ONER GRANA:  So | would like to
use the rendering, and I will use | anguage that you
probably have not described, but it's easy for ne to
visual i ze.

| will say that where the pocket park
is, we'll call that, and it's recessed, the part

that's on the south or down side, and then there is
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the part that is on the north side, | wll cal
those the wi ngs --

THE WII NESS: The w ngs, sure.

COWM SSI ONER GRANA:  -- the two w ngs,
how far do the wi ngs extend back fromthe front | ot
line to the rear? So do they --

THE WTNESS: | know what you are
aski ng.

COW SSI ONER GRANA:  -- fromthe front
to the back, how far back to the building do they
ext end?

| know you said 90 percent on the
coverage on the first floor, and then 68 on the
upper floors.

THE WII NESS: 85 feet.

COW SSI ONER GRANA:  The wi ngs extend
back 85 feet?

THE WTNESS: Yes, that's right.

COW SSI ONER GRANA:  And the --

THE WTNESS: So | think that maybe
can hel p describe the answer better if | were to
tilt this up, and then near the building fromthe
very front to the very back, it is 85 feet.

COWM SSI ONER GRANA: 85 feet.

And then the wings, it would be the
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sanme because the first floor, in fact, has parking,
so it would be 85 feet front to back whether you had
the wing or at the center --

THE WTNESS: No. The ground fl oor
goes all the way back. It is a hundred feet from
the property line all the way back.

Maybe, again, if | tilt it up, you can
see that there is a one-story piece in the back,
whi ch i s our garage.

W need to get back there to get around
the public space. |In order to create the public
space, ny parking has to go behind that public
space, but the building is currently besides --
except for the open lot that exists on the site, the
bui I ding currently occupies fromthe sidewal k al
the way back to the rear yard, and it occupies it at
two stories plus, and that is what | was trying to
show you with this.

I f you | ook at the existing conditions
here, you can see that the building goes all the way
back. And by doing this, the building -- except for
the first floor, which is low, push it back, and it
opens up nore light and air into those rear yards.

In fact, there is a property right here

that faces the back of us that has an open deck on
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that property, and the rear wall of the current
condition butts right up against this open space, so
by doi ng what we are doing, it provides nore open
space and light and air into the hole in the donut.

COW SSI ONER GRANA:  Under st ood.

So if | were to |l ook at the second
floor, the wings do not extend as far back as the
center part of the property?

THE WTNESS: That's correct.

COWM SSI ONER GRANA: Do you happen to
know how far back they extend?

THE WTNESS: Yes. The wing on the
sout h goes back 65 feet, and the wing on the north
is 60 feet. You can see that on Page A-2,

Counsel -- Conm ssi oner.

COW SSI ONER GRANA:  Counsel
Conmm ssi oner.

(Laught er)

COW SSI ONER FI SHER  He has
aspirations for you.

COW SSI ONER GRANA:  And the center, so
it's 65 feet, and then the center extends how far
back?

THE WTNESS: So it is 60 feet in the

center.
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The buil ding sets back 25 feet fromthe
property line, and then there is an additional 60
feet, which is the wdth of the double | oaded car
and the residential building.

COW SSI ONER GRANA:  So 25 feet back
fromthe property line and then another 60?

THE W TNESS:  Yes.

COW SSI ONER GRANA: Thank you very

much.
COW SSI ONER DE FUSCO M. Chair?
CHAI RVAN Al BEL: Go ahead.
COW SSI ONER DE FUSCO:  First of all,
after four years on the Board, | have never seen

such a beautiful presentation, electronic and the
whol e nine yards. But my concern is not on the
presentation, but it's actually on the |ot coverage,
so my questions are going to kind of be around this.

Just because the existing building
currently occupies a hundred percent | ot coverage,
to nme, it doesn't necessarily nean that you should
al so then take a hundred percent | ot coverage.

This is obviously a pretty sizable | ot
for the block. It is going to set standards for
other buildings in the future who are going to | ook

to it.
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So what makes you believe so strongly
that adding this pocket park, this community anenity
inthe front, is a greater benefit to the comunity
than sizing the building toward the rear into the
donut that | think we all believe is a very
i nportant Hoboken feature?

THE WTNESS: | believe that because
the existing building goes all the way back, and
there is a parking |l ot behind us, and then there is
a wall like the very next property, this wall goes
back a story and a half to the property line. So if
| were to create an opening here that goes all the
way down to the ground, | think the quality of the
space that you find at the ground |evel would not
nearly be as good as an open space as it would be
one story up, because it would be like being in a
shaft, in my opinion.

If I could get in there for you and
| ook at this, you could see what | have. | got a
generator building right here for the clinic
building. This is a parking lot, and this w ng of
this building goes all the way back, so if | were to
drop it down, | can't imagine there would be any --
there woul d be no beneficial effect, in ny opinion,

and | think in this case there is an opportunity to
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not create a negative detrinent, but also create a
positive thing by turning the yard inside out.

COW SSI ONER DE FUSCO
Phi |l osophically, this is nore of a planning
conversation I'll have with the planner. You know,
he can't fix what happened 50 or a hundred years ago
in terns of planning, but we can certainly talk
about this particular structure.

So | guess -- let's |leave on that slide
for a second, because ny next question is with
regard to your rain garden. | think rain gardens
are great. | think there is a certain anmount of
guestion in terns of how functional they are for our
community right now. There has been sone probl ens
in the past, but obviously before -- but the
positive here is the fact that they absorb water,
especially in this particular |ocation.

What makes you think that taking three
parking spots from Gand Street is a positive as
opposed to putting green roof space on these private
anenity spaces on the back of this building?

Ckay. So let's say a hundred percent
| ot coverage is the right decision. Wy wouldn't we
consider it nore of a benefit to put these back into

public benefit and, you know, greet green spaces?
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THE WII NESS: Because | think that it
woul d be appropriate for a building like this to
have sone outdoor space for residents to use. W do
have a green roof up on the top.

Then with regard to the bunp-out that
you nentioned, you know, yes, typically what you
woul d do is you would have this straight off, and
you woul d add three nore parking spaces on the
street, and we could do that.

| think in this case there is an
opportunity to create spaces for people and not
spaces for cars, and the fact that we have two curb
cuts that are being elimnated doesn't take any
exi sting parking spaces off the street, so | see
there's an opportunity that not every project can
of fer.

COWMWM SSONER DE FUSCO. W th this pocket
park, you know, you showed the slide of another
buil ding, which I ama fan of that particul ar
bui | ding, but | never thought about it this way, but
that was actually a pocket park for the comunity.
| thought of it as an entrance courtyard for that
bui | di ng.

What can you tell us about this

proposal that's going to differentiate it fromthe
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ot her exanple that you showed us?

THE WIT NESS:  Well, there will be
benches and | andscapi ng and places to sit and sone
tables and chairs in there.

| f you were to wal k up that bl ock
there aren't any gates. There aren't any ropes.
It's just w de-open, and maybe there could be a
pl aque there that said "public park."

But the other space that you nentioned
in the other building widens the sidewal k and it
creates a different kind of feeling as you wal k
through. In fact, you can | ook south, and you can
see light and air through the backyard. It really
gives you a different kind of a feeling.

Typically in Hoboken, our streets are
our public spaces, and nore often than not, it is
sidewal k and the streets and these typical bl ocks,
and when there is an opportunity to create sonething
different, that is a place for people, | thought it
woul d be sonething that the Board would |ike to see
and certainly we think it is a positive benefit.

COWMWM SSONER DE FUSCO. It's certainly a
creative out-of-the-box idea, and all ideas are good
i deas, so -- but in nmy mnd, we have to wei gh what

this park brings to the community versus what the
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hundred percent | ot coverage and -- and takes away
fromthe conmunity.

The | ast question, and | know I have
bee dragging on. Water retention basins
underneath --

THE W TNESS: Watever the sewerage
authority is going to require when we cone back
hopefully for final site plan, we wll have all of
that in place.

COW SSI ONER DE FUSCO  What is keeping
it frombeing a LEED certified building?

THE W TNESS:  Not hi ng.

COW SSONER DE FUSCO  You just don't

want to promse it?

THE WTNESS: Wwell, it's a $200, 000
expense to register for LEED. | think we can get
the points -- | think we have the points for a LEED

certified building, but to get the certification is
a $200, 000 expense for comm ssioning and the
paperwork that is necessary to file with the U S.
G een U ban Counci |

You know, it's just at sone point the
LEED certification, we have acconplished it. |
think that if you add up the points, and we wll,

the green roof, the location, the transit, the water
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savi ng devices, the energy efficiency of the
i nsul ati on and the nechani cal systens, we woul d
clearly in Hoboken would find a LEED certification.

COMMW SSI ONER DE FUSCO.  There's no way
we could put that in the resolution, so, you know, |
trust your expertise on the natter, but obviously I
think --

THE WII NESS: We do a | ot of LEED
work - -

COW SSONER DE FUSCO  -- this area was
hit hard during Sandy, so a project of this size and
scope, | would hope would be LEED certified,
especially with the variances bei ng requested.

Anyway, thank you

THE WTNESS: Wen we cone back for
final site plan, I will have the score card so you
can see the points. | would be willing to do that.

COW SSI ONER DE FUSCO At the grace of
the City Council, | could naybe hear that
application, but thank you for answering the
guesti ons.

THE WTNESS: Okay. Gotcha.

CHAI RMAN Al BEL: M. Cohen?

COW SSI ONER COHEN:  Now, | want to

foll ow up on Conm ssi oner DeFusco's questions.
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Wth respect to the backyard area,
don't have a problemw th it going back to the | ot
line given the fact that it is bunping up against a
concrete driveway and a generator building. You
know, | coul d understand why people wouldn't want to
be | ooking straight on to it.

But what | am concerned about is by
having that first floor extension above the parKking
lot, if it's an inpervious substance, and | don't
see any plan there for a green roof on those
terraces above the --

THE WTNESS: It will be drained into a
storm detenti on system yes.

COW SSI ONER COHEN:  Ckay, yeah.

So tal k about that, because I am
concerned about not having -- we are in a serious
fl ood zone here. You are going to have additional
coverage over that parking garage. | would |ike you
to address what you are going to do about stornmater
runof f and, you know, any green features whatsoever
on the back

THE WTNESS: Well, as | nentioned, the
rain garden, this is going to be pervious. The roof
is going to have a green roof.

The only thing that is inpervious, and
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remenber, the site nowis a hundred percent
i npervi ous, 100 percent, and there is no storm
dr ai nage

COW SSI ONER COHEN:  Correct.

THE WTNESS: W going to be about 70
percent at this place, at this location, we will be
70 percent pervious. You know, either collected in
a green roof and held until it runs out after a
significant rain, and then there will be a storm
drai nage detention system bel ow the building. So
all of the water that would fall on the decks here
in the back would be collected into pipes and
brought down into a storm drai nage system

COWM SSI ONER COHEN:  And that is going
to be part of the detention systemthat you were
tal ki ng about earlier?

THE WTNESS: Yes. Typically what we
have is a tank or a pipe system bel ow the buil di ng,
and it collects the water based on the cal cul ati ons
that the engineer would do to determ ne what the
hundred or 50-year storm woul d create.

COW SSI ONER COHEN: But you have not
considered any green features in addition to a
drai nage pipe to go into -- to go onto the roofs or

t he whol e back of that whole first floor in back of
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t he buil di ng?

THE WITNESS: The main feature is the
green roof.

COW SSI ONER COHEN:  But not on the
roof | am aski ng about.

THE WITNESS: Well, this is the lion's
share of the building. | nean, when you | ook at
this, I don't know, but | think it does a pretty
good job in trying to be as green as possi ble at
| east fromthe surface point of view

You know, when you | ook down at it from
up above, it is just these white zones here that
are -- and you need a place for people to go, sone
out door space, so | think, in ny opinion, it does a
good job in trying to be as green for surface
drai nage as you can get --

COW SSI ONER COHEN:  You are
di stinguishing that fromthe top roof, where it is
just for vegetation and no people, right?

THE WTNESS: There's no people up
there. It's just a green roof.

COW SSI ONER COHEN: Just for
mai nt enance, | guess.

THE WII NESS: Yes, that is right.

COW SSI ONER COHEN:  Ckay.
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You were tal king about the | oss of the
three curb cuts.

THE W TNESS:  Yes.

COW SSI ONER COHEN:  Is that in the
sanme exact spot as the bunp-out where that's going
to go?

THE W TNESS:  No.

COW SSI ONER COHEN:  So where are we
gai ning the parking spots and where are we | osing
themin this plan?

THE WTNESS: Well, let nme just go back
to the other side of the building, and I will show
you, if | were to | ook down here.

This it our current single garage

entrance right here. If | go to the existing
conditions, | have a garage door here, so this is a
curb cut. | have a garage door here, so this is a

curb cut, and this is a vacant lot that is a
driveway with sonme parking here, so there is one,
two, three curb cuts.

COWM SSI ONER COHEN:  |s the driveway
that is | guess on the north side of the property --

THE WTNESS: This side.

COW SSI ONER COHEN:  -- is there a

particularly wde curb cut?
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It looks Iike it is wder than the
ot hers.

THE WTNESS: Yes, it is

COW SSI ONER COHEN:  Is it nore than
one car length, that curb cut?

THE WTNESS: It is about 20 feet.

COW SSI ONER COHEN:  So it is a 20-foot
curb cut on the north side, and then --

THE WTNESS: And then there is a
garage door here with a curb cut, and there's one
right in here.

COWM SSI ONER COHEN:  Ckay.

So then in the new project, the vacant
| ot curb cut disappears --

THE WTNESS: Correct. This one
di sappears, and there is approximately in this
| ocation that will be kept.

COWM SSI ONER COHEN:  Ckay.

Then we | ose the curbing cuts for the
bunmp-out, is that it?

THE W TNESS:  Yes.

The parking spots that you gain by
elimnating this parking curbing cut and this curb
cut, we are proposing to take them and not give them

back but to fabricate that rain garden in the public
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space that you see in here, which is this.

So between this curb cut right here and
these two, | believe we have not |ost any parking,
we haven't | ost any parking that currently exists.

COW SSI ONER COHEN:  And relative to
the entrance to the Multi Service Center, | nean,
you know, Conm ssioner DeFusco was aski ng about the
| ocation of the pocket park --

THE W TNESS: Yes.

COW SSI ONER COHEN:  -- and whether it
woul d be perceived as a private benefit, as an
anenity to the building or a public benefit.

| think if it is right across fromthe
entrance to the Multi Service Center where people
are comng and going to use the city's services,
that would nmake it nore likely to be seen as a
public benefit.

| " m wondering, can you show the
rel ati onship between the entrance to the Mil ti
Service Center and that park?

THE WTNESS: Well, the Multi Service
Center entrance is right here. So this is just a
volune, | didn't nodel the details on the Milti
Service Center, but the entrance to the Milti

Service Center is right here directly across from
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the public park.

COW SSI ONER COHEN:  Thank you.

That is all | have.

COW SSI ONER GRANA: | have anot her
questi on.

CHAI RVAN AIBEL: No. Let's go to
Conm ssi oner Fi sher.

COW SSI ONER GRANA:  |''m sorry.

COW SSI ONER FI SHER | have two
guesti ons.

One relates to the bunp-out. Can you
have the park w thout the bunp-out?

THE WTNESS: |'msorry?

COW SSI ONER FI SHER | said: Can you
have the park w thout the bunp-out?

THE WTNESS: Yes, you can. You can

COWMWM SSIONER FISHER:  So | nean if push
came to shove, we could just slice it right off and
still have the pocket park?

THE W TNESS: And you get the parking
spaces back

But, you know, if you're in the Milti
Service Center, and you live across the street,
wouldn't it be nice if there were no cars in your

way on that side? You could cross the street and
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you could get right on the sidewal k.

COW SSI ONER FI SHER:  Yeah, but if
you're taking up -- if you're effectively
removing -- in front of the Multi Service Center
where people are dropped off, et cetera, and you
al ready have parking there, you are creating
potentially unnecessary congestion right there as
wel |, because you can't -- you know, you have one
| ane right down the mddle, a narrow | ane for people
to be dropped off and not a | ot of, you know,
ability to go around.

THE WTNESS: | would say it is no
different than it is now because those spaces are
par ked there now.

THE WTNESS: M question other is, is
there -- if you were to build this -- if you were to
build this to the 60 foot, and not have the
bunp-out, so the whole building just cones in, and
you had roughly what | ooks to be 35 feet behind the
bui l ding, and you had a flush front, so not this,
woul d you be able to have enough parking to neet the
nunmber of units that you' ve proposed here?

THE WITNESS: | would, if | left the
parking to go all the way to the back

COW SSI ONER FI SHER:  No. |'m saying

53
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if you didn't. If we didn't have that setback. |If
we went back and said would this -- would this -- we
are unconfortable, and we want to see nore of a
donut, period?

THE WIIT NESS:  Well, | can't answer that
guestion. | imagine it would be very cl ose because
t he doubl e | oaded parking is 60 feet and so is the
bui | di ng between 60 and 65. You could fit a double
row of parking in the back, but we do have el evators
and we do have stairways, so we |ose a few, and |
have not laid that out, so..

CHAI RVMAN Al BEL: Fol l owi ng up on
Ms. Fisher's comments, you know, | think what she is
pointing out is you could have a rear yard
approxi mately 20 -- 200 feet long by 35 or 40 feet
deep and create a beautiful urban space back there
for the benefit of everybody in the rear yard, and
create a porous surface, so, you know, nmaybe sone
t hought has got to be given to sonmething |ike that.

THE WTNESS. R ght.

CHAI RVAN Al BEL: Anybody el se?

COW SSI ONER GRANA:  Yes. | have a
coupl e of questions.

If we could just kind of see that

rendition again, either this or the photos fromthe
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Second Street side | ooking south.

THE W TNESS: Ckay.

COWM SSI ONER GRANA:  Yeah, okay.

So | see that there is a generator
bui | di ng.

Okay. What's behind those buil di ngs?

Are those al so structures -- are there
one-story structures behind there?

THE W TNESS:  Yes.

COWM SSI ONER GRANA: | think you
referenced that there were other structures --

THE WTNESS: That's --

COW SSI ONER GRANA:  -- are there
yards --

THE WTNESS: -- this is a garage that
ext ends underneath the building on the left and
extends all the way to the back, and the roof of the
garage is an open space for the residents of that
bui l ding, so marrying themup | think nakes sense.

| f you put the yard down at the grade
back there, the yard would be opening to a parking
area, and it would be a deck | ooking down at you,
yes.

COW SSI ONER GRANA:  Ckay.

Do you know what is on the other side
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of the garage?

THE WTNESS:. There is another yard.
don't have a picture of that, but | can nmaybe show
it to you in the nodel

So here you are | ooking down -- it
| ooks to ne |like this one goes down to grade, and
this goes down to grade, and this one goes up.

COWM SSI ONER GRANA:  Thank you.

CHAI RVMAN Al BEL: Conm ssi oners, any
ot her questions?

M5. BANYRA: Dean, in your md bl ock,
the rain garden area, do you envision that people
are going to cross md block to get to this building
then and access -- | didn't see any way across the
rain garden

THE WIINESS: | f we go through the
plans, let ne see if | can get you to the plans --

MS. BANYRA: It | ooks |ike people would

have to go across the grasses and stuff, you know,

SO --

THE WTNESS: You see, there's sone
pavers and grass. It is a conbination of pavers and
grass.

| think as currently designed, it's all

pl anted, so you could substitute sone plantings for
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pervious pavers. That could be a nodification to
this.

So | amlooking here at this, and |
will blowthis up for you

It looks Iike | have a series of
different kinds of pavers, | have grasses and
granules in here to create a rain garden, but we
coul d knock one of these out and have the pavenent
conme through. These are pervious pavers as well.

M5. BANYRA: Under st ood.

| just didn't see how you cane across,
nunber one.

Nunmber two: | guess | ama little
concerned about the kids going across md bl ock
encour agi ng, you know, they do it anyway, we all
know that, but we are encouraging it nowto run
across the street basically in the m ddle.

One nore question | just had was, you
know, the idea of a public park, and | like the rain
garden you did, did you think of possibly -- it
| ooks like there is alnbst a cut through, alnost on
the -- | guess it's the north side, that to make
alnost like -- take one of the lots and nmake like it
a garden or cut-through md bl ock, because it | ooks

like it goes right through another property -- are
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we on Grand and dinton, |ooking at your aerial, so
maybe nake al nost |i ke a pocket 25 by a hundred, you
know, garden

THE WTNESS: Well, that is a private
property.

M5. BANYRA: | thought you said it was
a nedi cal --

THE WTNESS: Ch, no. This is a
medi cal buil di ng here.

Here i s the nedical building.

M5. BANYRA: Go to the north side

THE W TNESS: Ckay.

M5. BANYRA: Right there, yeah.

On the other side of the wall, one of
t he pictures when Conmm ssioner G ana had asked about
a picture, it just looked like it kind of went
t hrough, you know, just a different way -- it's just
a different open space, yeah.

THE WTNESS: It doesn't go through
It doesn't go through

M5. BANYRA: Thank you.

THE WTNESS:. | was just corrected.

There are actually four driveways that
exi st on the property, not three. | amjust |ooking

at the survey here that was filed, and there are
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four driveways, so --

M5. BANYRA: But one you're keeping.
t hought that was your correction. There are four,
but you are keeping one of them anyway --

THE WTNESS: Correct, right, but I'm
renmoving --

M5. BANYRA: -- and you're getting rid
of --

THE WTNESS: -- that's right, that's
exactly right.

So | said | had three reducing it to
one. | have four reducing it to one.

CHAI RVAN AIBEL: So to build a
conformng building on this property, you have a
bui | ding that would be 60 feet deep by the width --

THE WTNESS: Length of the property.

CHAIl RVAN AIBEL: -- length of the
property.

THE WTNESS: Correct.

CHAI RVMAN Al BEL: And how many units
woul d that density allowit to be?

THE WII NESS: The all owed density here
is 32.

CHAI RVAN Al BEL: So you are requesting

497
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THE WTNESS: Correct.

CHAI RVAN Al BEL: So the extra density
is providing a single story row of parking in the
rear of the building as opposed to leaving it as
open space, a backyard with a nice fence and
what ever el se, and the pocket park in the front?

THE WTNESS: Yes. In ny opinion, |
don't think that that open space would be the sane
| evel of quality of what we proposed, in nmy opinion

CHAI RVAN Al BEL: Thank you.

Anybody el se?

COW SSI ONER COHEN:  |'m sorry. Just
one qui ck foll ow up

Wth respect to the four driveways that
we are starting wwth and the one that we are w nding
up with --

THE W TNESS:  Yes.

COW SSI ONER COHEN:  -- could you just
conpare if we | ooked at the footage of the bunp-out
as proposed, which we are losing that footage, and
then we are keeping the one driveway that exists,
are we net -- do we net have nore footage for public
parking, is it sane, or are we --

THE WTNESS: It's really approxi mately

the sane. The width of those driveways vary, and
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you know, | would have to go out and neasure it, but
four driveways versus the bunp-out, and | could give

you the length of the bunp-out and maybe that woul d

be hel pful .
COW SSI ONER MC ANUFF: | have 75 feet.
COW SSI ONER COHEN: 75 feet.
COW SSI ONER FI SHER:  That's pretty

| ong.

THE WI'I NESS: The bunp-out is
approximately 70 feet less, so if each driveway is
12 to 20 feet depending on if it is a one-way or
two-way, and we are saving three and keepi ng one.

MR. G URINTANO M. Chairman, through
you?

CHAI RMAN Al BEL: Go ahead, yes.

MR. G URINTANG M. WMarchetto, | think
the analysis if you have say three driveways and
each of themare 15 feet wide, 45 feet, and the
bunp-out is 45 feet, it is net zero --

THE W TNESS:  Yes.

MR. G URINTANO -- you cannot | ook at
it in that standpoint. You need to ook at it as
where that bunp-out lies with the curb return and
where the parking starts, because that eats into

anot her parking spot -- the parking stall, in

61
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theory, you would be losing an additional stall on
top of it --

THE WTNESS: Correct.

MR. GURINTANG ~-- so | think for the
benefit of the Board, you should | ook at the
on-street parking, the distance, what's permtted
fromthe bunp-out to verify how many parking stalls
you actually will have. You know, this way we are
on top of it, and we know what we can provide.

The appl es-to-appl es conpari son of 45
feet to 45 feet can only be half the truth, because
i f that bunp-out takes away anot her parking stall,
you could be out of |ine, depending how that
bunp-out lies with the driveway and with the curb
return on the other side --

THE WTNESS: | believe in the current
par ki ng here in Hoboken, you know, you pay at a
station. | amnot sure at that location if the
par ki ng spaces are striped, and that there are
speci fic parking spaces, or you just fit as nmany
cars that can go in, and you pay, like in nost parts
of town.

| don't know the answer to that
question, but it mght affect the difference in the

nunmber of parking spaces.
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MR. G URI NTANO Understandably. | am
bringing this to the Board's attention. Typically a
paral |l el parking space when we design it, it's a
m ni mum of 22 feet, so if you only have 50 feet,
let's say fromthe curb return to the begi nning of
your bunp-out, you could only fit tw spaces --

THE W TNESS: Under st ood.

MR. G URINTANO -- so, you know, |
think that analysis really should be | ooked at, so
the record is clear.

CHAI RVAN Al BEL: One | ast question. |
apol ogi ze for nmaki ng you go backwards.

A-7 shows your rear facade. Can you
descri be how you are proposing to finish your rear
facade?

THE W TNESS:  Yes.

The rear facade is designed wth two
colors of cenent plans, so there will be trimon the
w ndows, and it will be finished with siding.

If I go into the nodel, | think you
will be able to see it.

You can see here what we have done is
we alternated the material on the back to create a
bui I di ng that has, you know, A, B, A B, A B going down,

so it is not one continuous surface, and it breaks
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up the back with the sanme intent that we are
breaking up the front. So this is one color A and
this is the color B

There are a variety of windows as well.
If you're | ooking close, these windows have grids in
them and these wi ndows are open, so that you create
a textural alternating, so it is not just a plain
ol d continuous | ength because there is sone design
in the back as well.

CHAI RVAN Al BEL:  Good.

Let nme open it up to the public.

Anybody in the public wish to ask
questions of the architect?

MR. EVERS. Yes.

CHAI RVAN Al BEL: Pl ease cone forward.

MR. EVERS. M chael Evers, 252 Second
Street, Hoboken.

You are the fanmous Dean Marchetto who
desi gned the waterfront?

THE W TNESS: Fanous.

(Laught er)

MR. EVERS. | just wanted to nmake sure.

CHAl RVAN Al BEL: We forgot, M. Evers,
fromthe last tinme you asked.

MR. EVERS. D d | ask that question?
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CHAI RVAN Al BEL: Yes, you did.

MR. EVERS. | will keep to the question
format.

CHAI RMAN Al BEL: Thank you.

MR. EVERS. This building has nore than
ten units init, correct?

THE W TNESS: Yes, it does.

MR. EVERS. So it is under the
af f or dabl e housi ng ordi nance?

THE W TNESS: Yes.

MR. EVERS. Could you tell us alittle
bit about the variety of affordable units you're
going to have?

THE WIINESS: W are going to conply
with the affordabl e housing requirenent --

MR. MATULE: In answer to the question
we filed an affidavit with the application, and we
indicated that there would be five affordable units.
Three woul d be | ow incone, and two woul d be noderate
i ncome, and | can give you the breakdown.

Specifically one one-bedroom woul d be
| ow i ncone; one two-bedroom would be | ow incone; one
t hr ee- bedr oom woul d be | ow i ncone, and two
t wo- bedr oons woul d be noderate incone.

That is assum ng 45 or 49, sonewhere in
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bet ween, units where the ordinance requires five
units.

MR. EVERS. Hum you nentioned this
earlier, but | thought there would be nerit to
repeat it.

How many units could be built of
variety?

THE WITNESS: 32. Wth the retail 32.
If we didn't have the retail, 33

MR. EVERS. And you are asking for how
many ?

THE W TNESS:  49.

MR. EVERS: 33 and 49.

O those 49, five are going to be
af fordabl e units?

THE W TNESS:  Yes.

MR. EVERS. G eat.

| have no further questions, other than
to say | wondered if you would agree with nme that
what's currently there is an awfully ugly buil ding,
but that mght just be an editorial question.

(Laught er)

CHAI RVAN Al BEL: Anybody el se fromthe
public?

CHAI RVAN Al BEL: Seei ng none, coul d |
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have a notion to cl ose?

COWM SSI ONER MURPHY:  Mdtion to close
public portion.

COW SSI ONER COHEN:  Second.

CHAI RVAN Al BEL: Thank you.

Al in favor?

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

MR. MATULE: M. Staigar.

MR. GALVIN. Are you prepared to start
your Power Poi nt ?

(Laught er)

MR. STAIGAR No. It is going to be a
[ ot drier.

MR. GALVIN. Just checki ng.

He's going like this, right?

(Laught er)

Al right. 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. STAI GAR  Yes, | do.

JOSEPH STAI GAR having been duly sworn,
testified as foll ows:

MR. GALVIN. State your full name for
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t he record.

THE W TNESS: Joseph Staigar
St-a-i-g-a-r.

MR. GALVIN. M. Chairman, do you
accept M. Staigar's credential s?

CHAI RVAN Al BEL: Yes, we do.

MR. GALVIN. Al right.

MR. MATULE: kay. M. Staigar, you
are famliar with the proposed project?

THE W TNESS: Yes.

MR. MATULE: And you prepared a traffic
report, dated May 22nd, 20147

THE W TNESS:  Yes.

MR. MATULE: Can you go through your
report for the Board and give a professional opinion
regarding the traffic generated by the site and the
i npact on the surroundi ng roadways?

THE W TNESS:  Yes.

It's a pretty sinple report. W went
out and took traffic counts.

The key intersections that we | ooked at
were the First Street intersection with Cdinton and
G and Street.

Traffic volunmes are noderate in that

area. W have about a hundred or 200 vehicl es per

68
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hour on First Street and about half of that, those
vol unmes on Grand and dinton. They are one-way
streets. First Street is a one-way goi ng east bound,
Cinton north, and Gand is south.

The existing use is a comrerci al
industrial type m xed use. Conparatively speaking,
it could be fairly intensive when you conpare it to
the 49 units that are proposed. The 49 units would
generate 16 trips during the a.m peak hour and p. m
peak hour.

When we superinpose that traffic on to
the existing volunes at those intersections, we are
operating at a level service B, relatively a very
good | evel of service for peak hour conditions.

So with that |evel of service, this
proposal would not have any negative -- wouldn't
have any substantial inpact on traffic conditions in
the area, and | think in conparison to the existing
use, which has a -- currently is utilized with a
nunmber of comrercial type uses, probably a | esser
trip generator, 16 trips per hour is probably Iess
than what it generates currently.

We took a look, and | worked with M.
Marchetto on the parking |layout, the access to nake

sure that we have safe access, good internal

69
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circulation. W are overparked by six cars. W
require 47 parking spaces, and we are providing 53
par ki ng spaces, so we will be self-sufficient in
par ki ng.

In terns of the inpact on parking,
public parking in the area, | would have to say that
it is nost probable that the existing use has an
overflow of parking. The parking spaces that are
currently there are, you know, they are haphazard.
They're not really a parking lot, a standard parking
| ot. Maybe the custoners, nmaybe even enpl oyees do
not park in that parking lot and spill over on the
street. | can't say that for a fact. | didn't
observe that or see that, but | would have to say
that it is nost probable that that occurs, where our
site wll be self-sufficient.

So in terns of net parking demand on
public streets, | think this would have a benefici al
effect by taking away that parking demand and
keeping it on the site itself and freeing up spaces
for the public in the area.

MR. MATULE: So your testinony is that
current | evel of service at the intersections that
you studied is B, and with the build-out it wll

al so be B?

70
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THE WTNESS: Correct. No degradation
in the levels of service.

MR. MATULE: And you also, | believe in
your report, indicated a |l evel of service at the
driveway for the building?

THE WTNESS: Level of service A

MR. MATULE: A level of service A which
i s about as good as it gets?

THE WTNESS: It's as good as it gets,
yes.

MR. MATULE: | have no further
guesti ons.

CHAl RVAN Al BEL: Board nenbers?

COW SSI ONER FI SHER:  For once, | have
no questions.

(Laught er)

CHAI RVMAN Al BEL: Go ahead.

MR. G URINTANO M. Staigar, good to
see you.

THE W TNESS: Sane here.

MR. G URI NTANO Question: Wth
regard to cuing, where do the inpacts at the
intersection and getting out of the driveways, is
t here any cuing concerns?

THE WITNESS: No. Wth | evels of
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service Aand B, it's essentially a free flow. One
car, maybe two, but a very rare occasion.

MR. G URINTANO Thank you, M. Chair.

M5. BANYRA: | just have one question.

M. Staigar, | think | asked this of
you at one of the previous applications.

When you are doi ng your studies of
Hoboken, are you al ways doi ng an anal ysis of the
portals, getting in and out and the cunul ative
effect of these, or are you just doing a |ocalized?

THE WTNESS: No. W're just doing a
| ocal i zed because we don't know where those 16
vehicles, if they are being generated, | think wll
be going to and from And it boils down to, well,
if you add another one, two, or three vehicles to
the five -- | call it five main locations to get in
and out of the city -- it is really inmeasurable.

| think in this case, | think the
renmoval of the existing building, the existing uses,
at least in terns of what this site generates wl|
probably have a | essening effect in ternms of trip
gener ati on.

M5. BANYRA: Thank you.

THE W TNESS: You are wel cone.

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

Anybody in the public have questions
for the expert?

Seei ng none - -

MR. EVERS. | have one question.

CHAI RVAN Al BEL: Pl ease cone forward.

MR. EVERS. |'mafraid | asked the
wrong person --

CHAl RVMAN Al BEL: State your nane.

MR. EVERS. M chael Evers.

But in that strip on that |line in the

terns of inpact on the parking in the area, have you

taken into account the fact that, | believe,

al though I'"'mnot a hundred percent sure, that there

is a fire hydrant in front of the building, which by

itself elimnates some of the space that m ght be
absor bed by the bunp-out?

THE WTNESS: | did not take that into
account. | think I just took the net |linear |ength,
but if that's the case --

MR. EVERS. | think it is pretty sure
that it is truthful.

MR. MATULE: | amnot seeing it.

MR. GALVIN. That is sonething that we

can figure out before the end of the hearing.
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COW SSI ONER DE FUSCO:  Motion to cl ose
the public portion.

COW SSI ONER MURPHY:  Second.

CHAI RVAN AIBEL: Al in favor?

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

MR. MATULE: M. Kol ling?

MR. GALVIN. Raise your right hand,

M. Kol ling.

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

MR. KOLLING Yes, | do.

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

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

THE WTNESS: Edward Kol ling
K-o-1-1-i-i-n-g.

CHAI RVMAN AIBEL: M. Chair, do you
accept M. Kolling' s credential s?

CHAI RVAN Al BEL: Yes, we do.

MR. GALVIN: Awesone.

MR. MATULE: M. Kolling, you are

famliar with the master plan and the zoning
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ordi nance of the Gty of Hoboken?

THE WTNESS: Yes, | am

MR. MATULE: And you are famliar with
t he proposed project and the surroundi ng area?

THE W TNESS: Yes.

MR. MATULE: You prepared a pl anning
report, dated May 15th, 20147

THE W TNESS: Correct.

MR. MATULE: Could you go through your
report for the Board and give us your professional
opi nion regardi ng the requested variance relief?

THE WTNESS: Certainly.

| think M. Marchetto did an excell ent
job in identifying the location of the property. W
all know where it is in terns of the Multi Service
Center and Marion Towers.

The property description is very |arge,
and it's devel oped with these industrial structures,
as he has descri bed.

The surrounding area is a m xture of
primarily residential, but you have the Milti
Service across the street. You have the high-rise
Marion Towers. There are a lot of five and
six-story buildings, as well as a few snaller

buildings, so it's pretty much in keeping with the
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character of what is being proposed. It's about a
third of a mle walk fromthe Second Street |ight
rail station.

The proposed devel opnent, again, |
don't need to go into great detail on that. M.
Marchetto has covered that very, very clearly.

In terns of zoning, we are in the R-3
district, and the purpose of that district is to
advance the achi evenent of a viable residential
nei ghbor hood to encourage conservation and
rehabilitation of existing center residential
bl ocks, to support residential evaluation by a
variety of housing types and its uses, and to
otherwi se reinforce the residential characteristics
of the district, and | think this project does
acconplish that by taking out these industrial
structures that are along over 200 feet of frontage
and replacing it with a conformng residenti al
bui | di ng.

The retail use is also permtted,
provi ded that there two others on the block, and in
this case there are one at the corner of First
Street, and another one a few doors closer to our
property.

We are | ooking for several variances.
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We are looking for height in ternms of both nunber of
stories and in terns of linear feet. W are |ooking
for four stories at a total of 53 and a half feet
versus -- four stories over parking, | should say,
versus three stories over parking, and 40 feet.

As was described, the density woul d be
33 units or 32 with cormmercial. W are asking for
49 units with commercial. There is also a front
yard and a rear yard | ot coverage, and roof coverage
as M. Marchetto al so descri bed.

We all know that the naster plan was
adopt ed back in 2004, and that there was a
reexam nation report that was dated -- it's dated
2010. The master plan has suggested nerging the R-2
and the R-3 district. The re-exam nation report
kind of reversed that, but other than that, there
wasn't a |l ot of enphasis on this particul ar area,
the things that would go on in the R 3 zoning
district.

So the master plan itself tal ks about
pronoting conpatibility in scale and density, design
ori entation between new and exi sting devel opnent,
and this building | believe does that.

Again, we tal ked about the scale of the

bui l dings in the nei ghborhood, four, five and
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Si x-stories. These are five stories, soit's in the
right scale. |It's pretty conparable to the density
or even less density than sone of the buildings, a
little bit nore to sone of the others. For

i nstance, Marion Towers has a density of about 158
units an acre, and this cones to about a hundred
units an acre. There are other buildings in the
area that are as high as 127 units an acre, 175
units an acre.

| calculated the average density on the
square block that we sit on, and it's 118 units an
acre, and again, we are at a hundred units, so we
are in that range. | think we are conparable in
ternms of, as | said, scale, density, and
orientation.

Now, there is also the recommendati on
requiring buildings to be oriented to the street,
and of course, all buildings typically are in
Hoboken.

This is a pretty unique situation in
ternms of design because what has happened i s we have
taken what woul d be the open space fromthe rear and
put it inthe front. | think M. Marchetto did a
good job of explaining why that would be. This is

not a block that has a typical Hoboken donut to it,
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so we thought that it would be nore beneficial to
bring the open space to the street. W would stil
have sone anobunt of open space, and it would serve
not only this building, but also would act as a
public anmenity for the nei ghborhood.

There is a recommendati on about not
permtting any new surface parking lots, and by
orienting the building the way M. Mrchetto has, we
were able to include all of the parking within the
structure, which | think provides and advances t hat
reconmendation as wel | .

Thi s recommendation i s about street
trees, which obviously we provided, in addition to
t he open space.

The housing el enent tal ks about
providing a variety of housing types, and that has
to do with the famly-friendly units. W have the
nine three-bedroomunits, as well as a variety of
ot her si zes.

There is the recommendati on about a
qual ity housing nodel for new and rehabilitated
housi ng, again, assigned points for providing |arger
units, again, we have the nine three-bedroons. Then
it tal ks about requiring mninmmaverage unit size,

whi ch neans trying to have not only the one or two
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bedr oons, but three-bedroons, so you have that
vari ety when you average out to a larger unit size
overal | .

And the open space section, and it is a
little bit different for this particular project, it
tal ks about involving the private sector in creating
open spaces, and that is what is happening here. At
no cost to the city in creating the space or in
mai ntai ning the space, this project will create a
street side open space that will be available to the
public.

There is al so a recommendati on about
creating park corridors or green streets, and this
woul d be an exanple of that as well. Again, talking
about the street trees that woul d be incorporated
into that space. The green architecture has al ready
been described, and we all know that is part of the
master plan as well.

So | think that in ternms of the
vari ances then, | think that we do neet the positive
and negative criteria.

In ternms of both height and density, we
are not looking at this fromthe kind of use
vari ance type of thing, where you need to go for

t hat hi gher proof, the Medici proofs, et cetera.
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Here we are show ng that the building fits into the
character of the area, so the site can accommodate

t he added hei ght and added density w t hout detrinment
to the community.

Again, there are five and six-story
bui | di ngs around the area, even taller buildings.
The densities are simlar to what we are proposing.
The site is rather large. It's a half an acre, just
about, so | think it can accommpdate the extra
density with the creative design that M. Marchetto
has come up with. W can accommobdate the density
also in terns of the anmount of parking. |In fact,
it's overparked.

So I think we neet the proofs for the
hei ght and the density because of the
characteristics of this lot. It is the size and the
characteristics of the surrounding conmunity, the
nei ghbor hood and the buildings. |t advances the
recomendati ons of the master plan, as we di scussed,
i ncluding conpatibility in the scale of density and
design, and | think it pronotes the recomendati ons
of the zoned plan, the zoning ordinance itself, so
that all goes to the positive criteria in terns of
providing a benefit to the comunity.

It also I think advances the purposes



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Edward Kol |'i ng

of the Municipal Land Use Law. Paragraph 2A tal ks
about the guiding of appropriate use and devel opnent
in a manner that pronotes the general welfare, and
think that this project does that. | think it is an
appropriate use of this particular site. It

provi des new housi ng and open space in a residential
nei ghbor hood, and repl aces a nonconform ng

i ndustrial comrercial structure, so the renoval of
this nonconformng use is also beneficial to the
pronotion of the zone plan.

The project was at a size, provides
sufficient space in an appropriate location for this
type of residential and commercial use, which is
consi stent with Paragraph 2G of the Muinicipal Land
Use law, and the project also pronotes a desirable
vi sual environnent.

You're renoving again an industri al
commercial structure that will be conpatible with
the grain of Hoboken and conpatible with residenti al
nei ghborhoods and replacing it with an attractive
wel | - desi gned bui | di ng.

We al so pronote the utilization of
renewabl e energy sources consistent with 2N t hrough
the utilizing of green devel opnent techni ques as M.

Marchett o has descri bed.
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In terns of the negative criteria,
there really shouldn't be any negative inpact. The
use is permtted. It is aresidential use in a
residential area. Sufficient parking is provided.
We are renoving an industrial use, so overall,
think it's really nore advantageous to the
residential character of the area, and | don't see
that it would have any substantial detrinent to the
intent of the zone plan. Again, it pronotes the
intent of the zone plan actually in that regard.

Now, we have sone bul k variances. W
have the front yard, and this is interesting in that
typically the requirenent is five feet to 10 feet.
We have zero in sone instances, which needs a
vari ance, and then we have 25 feet in sone
i nstances, which needs a vari ance because it goes
greater.

But, again, this is a very unique
situation. | think that the benefit of the park and
t he open space that is provided would substantially
outwei gh any detrinment to creating this variation in
the setbacks, so | think the front yard variance can
be set under the C2 criteria, and that carries
t hrough also to the rear yard.

W have zero at the ground floor, and
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it varies in the back between ten or 15 feet in
certain instances to the upper floor, all the way up
to 35 feet. Again, that sort of reflects a mrror

i mage of what is going on in the front, and by
granting that variance we are able to take the open
space that would be in the rear and flip it to the
front, and again, in this case | think that is a
greater benefit, so again, the benefits would

out wei gh any detri nent.

Again, this is not a typical Hoboken
bl ock with the center donut given the way the bl ock
has historically devel oped.

Lot coverage is related to both of
t hose setback variances. W have the higher |ot
coverage because of the parking that we are
providing, and the building therefore has a higher
| ot coverage. It is reduced fromwhat's there today
by creating the open space in the front, and also to
further mtigate that we have the green roof on the
upper floors, and we have the stormwater detention,
so | think the intent of the | ot coverage to provide
areas where you m ght have pervious surfaces rather
t han i npervious surfaces has been net by providing
pervious pavers in the front and on the top, and

again, so we are over the C criteria.
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Roof coverage, it is really what we are
trying to do is provide sone anmount of private open
space on the lower roofs. | don't believe that it
goes contrary to the intent of the roof coverage
criteria, which | believe was done to Iimt the size
of things |ike bul kheads and other stuff that would
be on the upper roofs, so that you woul dn't have
additional living space resulting in additional
fl oors.

This space is actually on the | ower
roof and will not affect the overall height of the
building, so | think there is no negative inpact on
the intent of the zone plan, and again, the overal
benefits of the project would substantially outweigh
any detrinent.

So, in conclusion, | think that we net
bot h our positive and negative criteria both in
terns of the D variances for height and density and
under the C2 criteria for the bul k variances.

MR. MATULE: Thank you, M. Kolling.

CHAI RVAN Al BEL: Thanks, M. Kol ling.

Board nenbers, any questions?

COW SSI ONER FI SHER: | just have a
qui ck questi on.

M. Kolling, you nentioned |ot
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coverage. Wat -- what -- what's your view as it
relates to, you know, the Hoboken donut and really,
you know, the light and air within, you know, that
space?

It sounded |ike when you were talking
about it, you grouped it with a bunch of things and
said it that aggregate, you know, you neet all of
the criteria, et cetera, but | amcurious
specifically about the light and air.

THE WTNESS: | think that in general
| think that the idea of the concept of the Hoboken
donut is great. | think it is what it's supposed to

be. That is why you have the 30 foot rear yard, so
t herefore, you have 60 feet between buildings, so |
t hi nk when you have that situation, if this were an
in-fill situation, where we had a building on a
couple lots and that existed, then | think that it
woul d be difficult to find the proof for that.

know that the Board has been pretty firmon that on
ot her applications |I've appeared here on.

But in this particular case because of
the preexisting industrial uses, the hundred percent
| ot coverage, and how the buildings to the rear
relate to the interior, | think that it is

reasonable to grant a variance in this particul ar
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case, especially given the offset of having the
space then brought to the front, where it can be
nmore publicly accessible.

COW SSI ONER FI SHER  Ckay, thanks.

CHAI RVAN Al BEL: Anybody el se?

M. Cohen?

COWM SSI ONER COHEN: | was | ooki ng at
sonme of the satellite photos of the block, and it
| ooks Iike in addition, | mean, you were saying this
is not a typical donut, and | agree with that.

| f you | ook on the same side of the
street, not just the properties behind, it |ooks to
be that all of the other properties that are on that
bl ock, and nmaybe you have a picture of it, are also
at a hundred percent |ot coverage.

| know that sonetinmes we | ook to the
nei ghbors, you know, and the front lines to see if
they are at a hundred percent | ot coverage. It
makes sense to continue it --

MR. MARCHETTC:. Does this hel p?

That is the only area |I have

MR. KOLLING On the coverage page, |
bel i eve on the actual application there is a
di agram and al though on our side of Grand Street,

they are not all at a hundred percent, but they do
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extend back a bit further than what you woul d expect
where the typical donut is.

The building directly to the right, |
guess that is the south of the subject property,
does extend all the way back.

The next two buil dings, which are a
little bit newer construction, they are
multi-famly, and | marked themon the tax records
here. One is a 17-unit building, and the other one
is a 9-unit building, and they do pretty nuch take
up that whole corner, and then you see a buil ding
comng fromthe opposite side, so there is bits and
pi eces of open space, but there is also a | ot of
properties that --

MS. BANYRA: Dean, can you go back to
it?

We are matching it up with your
picture --

COW SSI ONER FI SHER It doesn't | ook
like it matches.

MS. BANYRA: -- they don't seemto
mat ch up. The aerial doesn't match up with your
cover sheet.

COW SSI ONER FI SHER  The C- 1, yeah.

MR. MARCHETTC: This is the existing
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her e.

COW SSI ONER FI SHER  See that --

M5. BANYRA: (Ckay.

COW SSI ONER GRANA:  That's it.

MS. BANYRA: To the right, Dean, is
what street now?

COW SSI ONER FI SHER:  Second.

COWM SSI ONER GRANA:  That's Second on
the right.

COW SSI ONER FI SHER'  Right there is
Second.

COW SSI ONER MURPHY:  Yeah, so that
comng in fromthe south is what --

(Al Comm ssioners tal king at once.)

MR. MARCHETTC: So Grand Street is
her e.

COW SSI ONER FI SHER  That one big
buil ding on the south --

COW SSI ONER MURPHY:  -- south side of
the --

COW SSI ONER FI SHER  -- the bottom
| eft corner --

(Al Comm ssioners tal king at once.)

COW SSI ONER FI SHER:  -- yeah, the

second one in --
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COW SSI ONER MURPHY:  Looks like it.

MR. MARCHETTC. The site plan is
accurate. This is a denonstration that | need to
fix, but --

COW SSI ONER FI SHER Wl |, that --

COWM SSI ONER MURPHY:  Ckay.

MR. MARCHETTC. -- but the site planis
accurate. This comes fromthe survey.

COWMWM SSI ONER FISHER: But with that in
m nd, for everyone's benefit, where your cursor is
just to the left -- keep going to the left --

COW SSI ONER MURPHY:  Down a little.

COW SSI ONER FI SHER  -- right there.
That building is the one that seens to be nost
i nconsistent with the survey, and as a result, it
ki nd of skews --

MR. MACHETTC: | agree.

COW SSI ONER FISHER  -- so if you were
to look at it, it looks like there is nore of a
donut than there is on your screen.

MR. MARCHETTC: Well, refer to this,
the site plan, because we're making these off the
site plan. | can --

COW SSI ONER FI SHER  You don't have to

change it. It is relative to the question that is
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bei ng asked.

MR. MARCHETTC: | think for the
pur poses of |ooking at the | ot coverage conpari son,
| would ask you to use this.

COW SSI ONER FI SHER:  But j ust
followi ng up on what M. Kolling was asking,
Conmm ssi oner Cohen, where the -- wouldn't you cal

it like a utility box or whatever, that little

rectangle --
MR. MARCHETTC: Transfornmer building --
COW SSI ONER FISHER  -- just to the
left of it, I think you said -- | thought you said

that it's a garage, but it has an actual roof deck
on top of it?

MR. MARCHETTC: Yes.

COW SSI ONER COHEN:  The roof deck
cones right to the property line?

MR. MARCHETTC: Yes.

COW SSI ONER FI SHER  Ri ght .

So the back wall ultimately is going to
go away, and this roof deck would suddenly be
| ooking on to open space of the back of the building
now?

MR. MARCHETTC: Yes.

Ri ght now that roof deck has a wall
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behind it right on the property line. | guess maybe
again you could see it by just going through and

| ooking closer. Maybe if | zoomin here, you see
where that wall is right there --

COW SSI ONER FI SHER  Yeah.

MR. MARCHETTC: -- and then with the
proposal, it goes there.

COW SSI ONER FI SHER©  So openness in
exchange for privacy. Openness and light in
exchange for privacy.

COWMWM SSONER DE FUSCO. M. Kol ling, so
this nmedical facility that's on the corner of
Cinton and Second Street that we' ve spoken about --
| want your opinion as a planner on this one -- if
that were to go and also conply with, you know, wth
the R 2 zone, you know, proposing here, if they went
back 60 feet, would it be a detrinment to the
community at this point, if this building was a
hundred feet, would that then beconme a detrinent in
a hypot hetical situation?

MR. KOLLING | think what you neasure
against is not as if there were nothing on the other
property. | could neasure it against what is there
now or what would be permtted.

So conpared to what is there now, it
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woul d be | ess of detrinment, because as Dean is

poi nting out, the hundred percent coverage now i s at
two stories, and this is going to be dropped to one.
| think it is actually better in this particular
case, if the nedical facility were to be converted
to residential use say in the future, that rear
space nmay becone their open space, or they may seek
to have it continue as parking as it stands now, or
it is now parking for the nmedical facility.

COW SSI ONER DE FUSCO: | don't know.
Can | ask hypothetical questions?

MR. GALVIN: 1'msorry?

COW SSI ONER DE FUSCO:.  Can | ask a
hypot hetical |ike this?

MR. GALVIN  Like what?

COW SSI ONER DE FUSCO:  Like | just
asked.

MR. GALVIN: | mssed it, because | was
resear chi ng sonet hi ng.

COWM SSONER DE FUSCO. So I'mgoing to
ask it again. |I'mreally curious, you know, for
four years | wanted to ask hypothetical questions
like this, which is: Hoboken is a dynam c
community that is often changing. W can't always

| ook at the present building and say, okay, that
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will be like that for another hundred years.

So the hypothetical being: |If this
bui | di ng changed to be nore conform ng, the nedical
buil ding on the corner of Cdinton and Second changed
to be nore conformng, would that -- could his
opi nion on the inpact of the current building be
used as, you know, positive or negative criteria?

MR. GALVIN. | think we always have to
deal with the conditions as they exist, not as they
m ght become. It is the sane thing with |ike how we
use the ordinance. W are constantly being told the
ordi nance, we should ignore it. W can't ignore the
ordi nance. The ordinance is the ordinance. W have
to apply the ordinance as it exists.

COW SSI ONER DE FUSCO  Ri ght.

MR. GALVIN. Can you give sone
consi deration, do applicants give consideration as
to what is comng next and plan for it?

Yes, all of the tine.

Do we do that?

You still have to | ook at the
conditions that exist, because they may never change
the buildings adjacent to this, and they may never.

On the other hand, sonebody coul d cone

inin the next ten years, buy up the block, and do
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sonet hing different because of the val ue of Hoboken
and then create it. And then if we didn't do our
part and try to bring to as close to conformty as
possible, then it would be our fault that there is a
crinmp in the donut.

COW SSI ONER DE FUSCO  Perfect.

Thank you very nuch.

MR. KOLLING  Good answer.

(Laught er)

MR. GALVIN. Ch, thank you.

CHAI RVAN Al BEL:  Anybody el se?

So, M. Kolling, | guess follow ng up
on counsel's coments, our ordi nance provides
certain bulk requirenments and 60 percent | ot
coverage, rear yard setbacks to create a donut.

Here we have an opportunity. W are
not reusing the building, it is com ng dowm, so | am
having a very difficult time reconciling the
enornmous density and | ot coverage and ot her
vari ances that are being sought with the existing
code.

THE WII NESS: Yes. | think what we are
| ooking at, too, what is there, and what we woul d be
replacing it wth.

You have to look at it, is it an
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i nprovenent over what's there now?

Wul d there be a substantial detrinent
over what woul d be a conpletely conform ng buil di ng?

| think that if you weigh it in that
way, renoving an industrial commercial use froma
residential nei ghborhood is beneficial. | think
i nproving the coverage fromwhat it is today to what
i's being proposed is beneficial.

| think the detrinment that m ght result
woul d not be substantial, because you have to | ook
at what is the detrinent today. The detrinent today
is a hundred percent coverage, and those rear yards
at two stories. This is certainly an inprovenent.

Is it ideal in terns of conpliance with
t he ordi nance?

No, but that is why we are here.

CHAI RVAN Al BEL:  You know, the density
request is not mnimal. |Is that fair to say?

THE WTNESS: Yes. W are 33 versus
49, so it is about half again as many.

CHAI RVAN AIBEL: So it's over a 50
percent increase in the allowable density, so this
is not a small deviation fromthe existing code, is
that correct?

THE WII NESS: Correct. I[t's about half

96
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agai n as nuch.

CHAI RVAN AIBEL: So | amstruggling to
find the special reason and the way to reconcile
what we as the Board are bound to apply with the
proposal here, and | am just | ooking for sone help.

THE WII NESS: Well, in terns of the
density, the R-3 district, as well as the R-1 and
R-2, all three have about the sane density, so
think they are all dividing the | ot area by 660.

What you look at in terns of the
density, is it in keeping with the character of the
area, and can the site accomodate it w thout
detri nment.

And in this particular |ocation when
| ooked at, for instance, Marion Towers, it is half
again as nany units per acre is what we are
pr oposi ng.

The average density on this block is at
118 units acre, and we are proposing a hundred, so |
think it is consistent with the character of the
area, so | think by granting a variance you woul dn't
necessarily have a substantial detrinment.

| think that because of the substanti al
size of this property, half an acre, it can

accommodat e the added density w thout the detrinent

97
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because the extra size allows a | arger amount of
parking to be provided. It is providing for a
certain anount of public open space, so that is
where | amweighing it, and that is where ny
testinony is directed.

CHAl RVAN Al BEL: Ckay. Well, | guess
we all have our chance to weigh it.

Ms. Banyra?

M5. BANYRA: Yes. | just have a
questi on.

Did you indicate the age of the
bui | di ngs on this bl ock?

THE WTNESS: The age of the buil dings?

M5. BANYRA:  Yes.

How ol d are the -- you are citing a
density that exceeds what's here, or what woul d be
pr oposed.

Can you just give nme an idea of how old
t hese buil dings are?

Are there new buildings on this?

THE WTNESS: It has been a while since
|'ve been out there to | ook, quite frankly, but I
know that the buildings -- the building to the north
and the building that waps around on to Second are

older. That is nore like the traditional turn of

98
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t he century Hoboken type of buil ding.

The buil dings as you go towards the
south I think are newer as you approach First
Street, not the one imedi ately next door, that one
| think is of a sonmewhat different character. But
my recollectionis as you go further to First
Street, they are sonewhat newer when | | ooked at the
architecture, certainly wwthin the | ast maybe ten or
20 years, sonething |ike that, maybe 30 years. To
me, anything that is newer than 50 -- anything
that's younger than nme i s new.

(Laught er)

And then Marion Towers, of course, is
not traditional.

M5. BANYRA: It sounds |ike, and
correct me, if I amwong, that in the last 15 to 20
years, there are not new buil dings on this bl ock.
They are all 15 years, 15, 20 roughly?

THE WTNESS: | woul d say.

MS. BANYRA: So then would it surprise
you if | told you that your density matches up with
t he zone change alnost identically with the 1999
density change, when we used to divide, in 1999, we
divided the lots by 500 feet, so if | did that

division by this and added the affordable units, it
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comes up to 49 units, so | am suggesting that the
density that is there preceded the ordi nance change
from 1999 --

THE WTNESS: That sounds like it is
reasonabl e.

COW SSI ONER DE FUSCO  You j ust
mentioned it, as did Dean, that Marion Towers is not
traditionally a Hoboken building. Yet, we are stil
using that density of the area to reference why this
is kind of consistent wth the rest of the
nei ghbor hood.

So is Marion Towers traditionally
Hoboken or is it not?

THE WTNESS: No, it is not, but it is
part of the character of this neighborhood. Not
every part of Hoboken is what you think of the
qui nt essenti al Hoboken. There are other areas that
are not that at all.

When peopl e think of Hoboken, you think
of row houses and tenenent buildings, and that is
true for the majority of it, but there is also a |ot
of areas where you don't have that.

COW SSI ONER DE FUSCO G eat.

Thank you.

CHAI RVAN Al BEL: Board nenbers?
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Prof essi onal s, are you okay?

Let nme open it up to the public.

Anybody have questions for the planner?

Seei hg none?

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

COW SSONER DE FUSCO  Second.

CHAIl RVAN AIBEL: Al in favor?

(Al'l Board nenbers answered in the
affirmative)

MR. MATULE: Just sone closing
conment s.

First and forenost, in hearing the
comments fromthe Board and getting your perspective
on the application, |I can proffer that while not
reduci ng the bul k of the building, the applicant
coul d conbi ne sone of the smaller units and reduce
the density in the building to 44 units, if that
paves the way and it alleviates sonme of the Board's
concerns, so we are putting that proffer on the
table. W could conbine sone of the one-bedroom
units or put sone larger units, nmake nore | arger
units in the buil ding.

Again, | think this application is very

contextually driven. The nedical institutional



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

102

building that is on the corner of Second and Cinton
appears fromthe survey to take up approxi mately 150
feet fromthe corner of Cinton going south. And

t hen you have next door to that, the residential
bui | ding that has a hundred percent |ot coverage, so
you have about 175 feet, alnost half of the entire
bl ock I ength, where you don't have the typical kind
of Hoboken situation.

Al so, the buildings on the north are,
guess it would be the southeast corner of Second and
G and, also while there is a little carve-out
bet ween t he one end building, again, they take up
nost of the block, too.

So I know it has been enphasized by the
pl anner and the architect, but this is not a typical
block. It is very atypical as a matter of fact.

But what has been proposed is certainly in scale
with the surrounding buildings. | don't think five
stories is out of scale for this block.

W will be renoving a nonconform ng
use. We will be renoving a nonconformng structure.
There are four driveways there now.

There was a conment about the fire
hydrant. | actually | ooked on the survey, and that

is between two of the driveways, so | don't think
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that is going to really inpact anything one way or
t he anot her.

We are providing five affordable units.
Qoviously, if we reduced the density to 44, that
woul d probably drop down to four affordable units
under the ordinance.

Al so, we are providing comercial space
at grade. We think it is sonmething that this bl ock
needs, and as a result of that, if you will, we are
penal i zed one residential unit, where our density
normal Iy would be permtted to be 33, we are down to
32.

If we had 44 units and four affordable
units, basically what we are asking the Board for is
an 8-unit density bonus, if you will, to provide the
af fordabl e units.

The testinony fromthe planner, and |
think it's pretty obvious just fromall of the
visuals is that the site can certainly support the
addi ti onal hei ght and additional density w thout
substantial detrinent to the zone pl an.

Traffic is actually going to be
substantially reduced fromwhat it is now.

The | andscaped pl aza and rai n garden,

you know, are very unique. This is a very
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out-of -the-box application, but this is kind of an
out - of -t he- box bl ock, so what better place to have
it.

The testinony is between the rain
garden, the green roof and the stormwater detention
system we are going to capture basically a hundred
percent of the water on the site. Al together it
is a much, nmuch better use and a nmuch better zoning
alternative for the property.

| know there has been sone hypot heti cal
guestions about if at some point in the future, the
institutional use to the east of us changed, woul d
that affect anybody's opinion.

Vll, you know, we don't know if that
is ever going to happen. W have to deal with what
is there, and | think the question the Board has to
weigh is not is this the nost conpliant application
that could be brought before the Board, or is it
best zoning alternative that could be brought before
the Board, but is what the applicant is proposing a
better zoning alternative than what is currently on
the site and the inpact it would have on the
nei ghbor hood.

M. Marchetto I think pretty much

expl ai ned why he was raising, if you will, that rear
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yard portion up above the parking garage in the back
of the building. That also pulls the back of the
bui | di ng away from the nei ghboring properties to
create sone |ight and air back there, while stil
providi ng the space out front for the pocket park.

So, you know, all things considered, |
think it is a much better zoning alternative for the
property. The benefits substantially outwei gh any
detrinment, and you know, under the proofs that are
required for the density and the hei ght variance,

t hink the applicant has shown that the site can
accommodate it, and not have a negative inpact on
t he nei ghbor hood.

So | would ask that (a) the Board all ow
the application to be anended as indicated to reduce
the density down to 44 residential units, and to
grant the requested variance relief.

MR. GALVIN. Thank you.

MR. MATULE: Thank you.

CHAI RMAN Al BEL: W are going to open
it up to the public, and if you have a rebuttal.

Let nme open it up to the public for
conment .

Pl ease.

MR. GALVI N: M chael Evers, E-v-e-r-s.
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(Laught er)

Rai se your right hand, sir.

MR. EVERS: 252 Second Street, Hoboken
New Jer sey.

MR. GALVIN. Wit for ne.

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

MR. EVERY: W0 is asking?

MR. GALVIN. | am asking.

MR. EVERS. Yes, | do.

As you m ght expect, | am here
principally because of the enthusiasmfor affordable
housi ng, but before tal king about that, | |ive near
t hi s nei ghborhood. | live about two bl ocks to the
east, and |'ve parked on this street many, nmany
times.

As reluctant as | amto ever disagree
with Bob Matule, | would suggest to you that the
fire hydrant probably elim nates one parking space
at |l east, which you mght want to take into
consi deration in thinking about that bunp-out. |
don't think there really is a net |oss of parking
spaces in this plan.

It is also one of the uglier blocks in
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Hoboken, and this building is beautiful, but you
m ght want to consider it a significant benefit.

| agree with the notion that the donut
shoul d be preserved, but having sonme experience with
that building a nunber of years ago in relation to
what Project Hopes was attenpting to do with it,
there is no donut back there. So, and if there is
any doughnut as all, it is at the second fl oor and
above, which I think you mght want to consider in
whi ch Dean Marchetto has taken into account in his
pl an.

To get to the issue of ny enthusiasm
think the Board has an interesting opportunity here
internms of both the affordable -- well, what the
density bonus is going to be both for this project
and all of the many projects you have been getting
lately in the Gty of Hoboken.

These fol ks are asking for a 48 percent
density variance increase based on the nunbers,
okay?

That translates into 16 units, of which
five of themare going to be affordable units.

Now, you have routinely, nmuch to ny
distress, | nust admt, approved in effect one -- 33

percent variance increase -- density increases in
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the lowest density district in the Gty of Hoboken,
R-1 and R-2.

Every tine you take one of those
bui | dings and say we are going to put a fourth fl oor
onit, and |let them have four units, that is what
you are doi ng.

| realize that the planners will get up
and argue, well, you know, the density cal cul ation
isrally 3.73, so it is not a giant variance
i ncrease, but practically speaking, you have 33 nore
people living on a |ot every tine you do that.

Ckay?

In all of those situations, there are
no affordable units being built. They're not
required. It's not a criticism |It's just an
observati on.

Here you have a devel oper comng in
with an attractive buil ding, okay, which is asking
for a density increase that is not that nuch | arger
t han you have been in the habit of granting for
smal | er projects, okay?

And while this is bigger than a three
to four-unit building, in terns of the size of the
actual lot and in terns of what they have the right

to build by right, it isn't that nuch |arger, okay?
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So the question is: Since you are in
the habit of giving 33 percent variance increases,
why is it unreasonable to give themslightly nore,
15 percent nore, when virtually all of that 15
percent accommodat es affordabl e housing, which is
consistent with the zone plan, is consistent with
the interest of what the people of the Cty of
Hoboken has expressed by unani nous vote at Gty
Council, and I ask you, if that turns out that
that's not the case, | would encourage you to
expound on what you constitute acceptable |evels of
density both for this application, if it cones back
and for the endl ess parades that cone in here asking
for much | arger density variances, so we stop taking
up your time with unrealistic projects by providing
alittle bit of that quasi-judicial guidance that
you guys are ideally here to provide.

Thank you.

CHAI RMAN Al BEL: Thank you.

MR. MATULE: The only conment is |
di scl ai m any conments.

(Laught er)

No, | understand what M. Evers
position is, but | don't really have anything to

add.
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Thank you.

MR. GALVIN. You don't disagree with
hi s point about the fire hydrant, though, right?

MR. MATULE: Well, only in the context,
it is between two driveways, so we are keeping the
one driveway there. It may be in proximty, | can't
say, but it could seemthat he is correct.

MR. GALVIN. Okay. Mark that down

MR. EVERS. Yeah, | was going to say.

(Laught er)

MR. MATULE: It's Christnmas.

(Laught er)

CHAI RVAN Al BEL: Anybody el se wish to
conment ?

Seei hg none?

COW SSI ONER COHEN:  Mpdtion to cl ose
public portion.

COW SSI ONER MURPHY:  Second.

CHAI RVAN AIBEL: Al in favor?

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

MR. GALVIN. Yes. | want to chip in
bef ore you get going, okay?

CHAI RVAN Al BEL: Go ahead.

MR. GALVIN. One of the things that |
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want to give you advice on is a D5 variance, and we
have to | ook to the case called G ubbs, and there
has been another case, | think it was Price v.

Henj ay, where the Suprenme Court rem nds us that

hei ght variances and density variance are treated at
a |l esser standard. W don't treat themwth D1
Medi ci st andards.

There is just a different standard for
when we grant a hei ght variance, and that's why
sonetines we are granting -- we assume we are
granting hei ght variances, but we're not granting
t he use variances because there is a different set
of proofs. It is easier to prove the height
vari ance, let's say.

You want to keep in mnd, though, in
the density variance area, there is a case called
Price versus Strategic Capital Partners. It is a
very recent case, and | amgoing to give you two
guotes fromit because | don't know which way
everybody is deciding to go. |If you are considering
being in the affirmative on this case, we need the
right findings in the record in order to be
successful in case there is an appeal

In Gubbs, I"'mreading fromthe Court

now. We discussed how an applicant m ght establish
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the negative criteria for a variance. W spoke in
terns of density, "only" in quotation marks, only
mnimally greater than permtted, and a mninma
increase in density. G ubbs, Super 389 NJ Super
390.

In the case here, which is different
fromour case, there was a trebling of the density,
so it actually sought to prevent any increase in the
project density can hardly be -- actually -- I'm
sorry -- let ne read the sentence correctly.

The trebling of density in the zone in
whi ch the governing ordi nance actually sought to
prevent any increase in project density can hardly
be characterized as m ni nal

And then | amgoing to go down further
into the opinion: The Board cannot rely on the
establ i shnent of appropriate popul ation densities as
a justification for its action. Inasnuch as the
density established by the Board of Conmm ssioners, |
guess the Council, is the legally established
appropri ate popul ation density for the zone. In
addressing the positive and negative criteria under
G ubbs, the Board nust clearly articulate why such a
significant departure fromthat established density

does not inpair the purpose of the zone.
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So if youlike it, you can't say -- and
this case also has sone elenents in it where they
attacked the zoning and said that the zoning was
i nappropriate for the area, and the Court basically
said, don't do that.

So what you have to find, are the
reasons good enough, and you know, you nust
articulate why such a significant departure, or
maybe you don't think it is that significant of a
departure, and M. Evers has sone things there to be
consi der ed.

CHAI RVAN Al BEL: Thanks, Counsel .

COW SSI ONER FI SHER Can | ask a | ega
point, if you don't m nd ne asking, Conm ssioner
Cohen, this is you.

MR. GALVIN:. Sure.

COW SSI ONER FI SHER  Can you rem nd
us -- | thought M. Evers said, and correct nme if |
am wong, that going fromthe 33 to whatever it is,
44, 49, just into the forties allows four to five --
four or five units of affordable housing, whereas if
it's at --

MR. GALVIN. Let ne stop you for a
second.

What our ordinance says is that any D
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vari ance triggers the affordabl e housing
requirenment, so in this case, and you can help ne
out, Eileen, what would be the m nimal anount of --

MS. BANYRA: There is 3.3, so you round
up, | guess, so four.

MR. GALVIN. No, no. |'m saying
there's 32 units. How many units would it be that
woul d trigger --

M5. BANYRA: Ten.

MR. GALVIN: So it would be 42.

MS. BANYRA: Over ten units, then you
start --

MR. GALVIN. No, | got that --

COW SSI ONER FI SHER  But that's --

MR. GALVIN. -- hold on one second.
want to understand it for nyself.

When woul d a density variance be
required? |If you had 32 units is what is permtted,
so 33 units would be D57

M5. BANYRA: Anything over the density
is a density variance --

MR. GALVIN. So --

COW SSI ONER FI SHER:  But anyt hi ng over
any of the D variances --

MS. BANYRA: -- 33 is permtted, but
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because they have a commercial, you subtract a
commercial --

COW SSI ONER FI SHER  |'s that --

MR. GALVIN. Let nme just say this also.
They could conply with the density of 32 and need a
hei ght variance of ten feet, and then they would be
required to create three units.

MR. MATULE: | don't know if | agree
with that.

As | understand our affordabl e housing
ordinance, it is only density.

M5. BANYRA: | don't think so, but I
don't have the ordinance with ne --

MR. MATULE: | will check --

MR, GALVIN. | don't want to m sspeak,
so | do want to be corrected --

COW SSI ONER FISHER  So if any --

MR. GALVIN. -- ny inpression was any D
variance --

COW SSI ONER FI SHER:  -- so ny question
then if they had built a conform ng buil ding at
32 --

MS. BANYRA: 33.

COW SSI ONER FI SHER  -- 33, woul d

t hey --
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MR. GALVIN. It would be conformng
then. It would be --

COW SSI ONER FI SHER  Ckay. |f they
built a conform ng building in the 30s and they
weren't here --

MR. GALVIN. 32, and they neet the
hei ght requirenent.

COW SSI ONER FI SHER:  -- neet the
hei ght requirenment -- neet all of the requirenents,
woul d they be required to have an affordabl e housi ng
conponent ?

MR. GALVIN. No, not unless you have to
be nore than ten units, because we haven't seen that
very nmuch, and you need to trigger a D vari ance.

COW SSI ONER FI SHER  So nore than 10
and a D variance is what gets the requirenent for --

COW SSI ONER MURPHY: | am - -

COW SSI ONER FISHER  -- | just want to
be very clear --

V5. BANYRA: Bob has t he ordi nance,

COW SSI ONER FI SHER  -- the
specific -- the specific thing that M. Evers said
was if we are concerned about density, it is the

density variance that is getting themfive
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approve this because of the density, we are -- we
are -- he's inplying that we are taking away the
option -- the opportunity for five affordable
housi ngs - -

i nformati on.

think so --

t he case.

housi ng ordi
sorry -- it

application

MR. GALVIN: Let's get some nore

MR. MATULE: If | maght, in --

COW SSI ONER FI SHER  -- which | didn't

MR. MATULE: -- Section C- -

MR. GALVIN. But you don't think it's

COW SSI ONER FI SHER'  No - -

MR. MATULE: -- 2C of the affordable
nance, where it talks about -- I'm
is subsection B5. It says: Any

before the Pl anning Board for a

permtted use, or it is --

down to the

MR. GALVIN. That's all right. Skip
Zoni ng Board --

MR. MATULE: -- it basically says:

Where you are asking for an application pursuant to

40: 55D 70- D,

resi denti al

whi ch either increases the permtted

density or permts residential
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devel opnent where none is permtted are not subject
to this exenption.

So it is witten in the reverse, but
basically it is addressing --

MR. GALVIN. So it's either density or
use --

MB. BANYRA: Use --

MR. MATULE: -- where the use is
permtted or the use, where it's not permtted.

MR, GALVIN. Okay. Now | understand it

better.

Thank you, M. WMatul e.

So if they had -- you are right, if it
was a height variance, it doesn't trigger. It would

have to be ten units either density or use.

COW SSI ONER FI SHER:  So anyt hi ng over
32 --

MR. GALVIN. Would trigger it.

COW SSI ONER FI SHER  -- basically
triggers it.

MR. GALVIN. Right.

COW SSI ONER FI SHER  So at that point
it is the difference between effectively three nmaybe
rounded up to four, versus four, maybe rounded up to

five, so the variance really within -- you're com ng
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here for density, somewhere between 33 and 49, the
variances are one or two units --

MR. GALVIN. The other thing to
understand is right now the request is for 49 unless
it is --

COW SSI ONER FI SHER'  No, |
under st and - -

MR. GALVIN. -- anended sonehow - -

COW SSI ONER FI SHER  -- | under st and.

MR. MATULE: But if | could just reply,
so we are all clear --

COW SSI ONER FI SHER:  Yeah, yeah.

MR. MATULE: -- the way that affordable
housi ng ordi nance as opposed to a zoni ng ordi nance,
you do round up around that --

COW SSI ONER FI SHER:  Yeah, yeah.

MR. MATULE: -- so you multiply
what ever the requested density is by ten percent and
up to .4, you go to the | ower nunber, fromfive or
above, you go to the higher nunber.

So 44 units would be 4.4, so you only
have to provide four.

If we were at 45 units, it would be
4.5, we would have to provide five.

The other thing |"'mgoing to say is
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obviously, or | think reasonably obviously, nobody
who is allowed 30 units is going to cone in and ask
for 33 units, so they can build three or four nore
units and not give any bonus density. | nean, it
woul d be sort of a |ose/lose situation for the
appl i cant.

COW SSI ONER FI SHER:  Phi | ?

CHAl RVAN Al BEL: Are you ready?

COW SSI ONER COHEN:  Yes.

CHAI RVAN Al BEL: Do you have a question
or are you ready to comment?

COWM SSI ONER COHEN:  I'mready to
coment, but | wanted to be recognized to comrent.

CHAl RVAN Al BEL: Ckay. Good.

| s everybody ready?

COW SSI ONER MURPHY:  Yup.

COW SSIONER COHEN:  So | think this is
a good proposal, and let ne just say -- address sone
of the concerns that people have rai sed.

First, with respect to the donut, |
think that this is a bizarre block in terns of the
donut situation. This is not a situation, where we
have an existing donut that is enjoyed by the
nei ghborhood. This is largely an industrial block,

where there is largely nassive coverage of
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i npervious structures on this area, and where there
is enjoynent of the lots. You have decks at a
hundred percent nei ghboring up agai nst the property,
and it's not a situation where we are |ooking at a
bl ock where it nmakes a | ot of sense to try to act as
if what isn't there is there. So | think it is
inmportant to deal with the reality of the donut or
the lack thereof that exists right now

And | think that it is an inportant
front street in terns of community use with the
Mul ti Service Center on the front of the block, and
you have broken down or existing industrial uses
wWth no real residential use on the majority of the
bl ock.

So what we have com ng onto this block
is an attractive use in the same height, which is in
t he sane keeping of the neighborhood, and it is
attractive. It is not a nonolithic structure. It
is a structure that | think the architect is taking
great pains to try and alternate stones, alternate
texture, and alternate | ook and depth of the
property in a creative approach that will nake a
street scape a |lot nicer.

There is no real street life on this

bl ock right now, and by introducing famlies and
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famly-friendly units as is proposed here, | think
that it's going to add a lot. The benefits and
advant ages of this design are real.

As far as the density concerning the
G ubbs issues, | think it's telling that our planner
said that if you divide the square feet of this
proposal by 500 square foot map that was in the '09
zone, that the 49 units proposed is exactly
including the affordable units of what is being
proposed here, so | don't think we are | ooking at a
massi ve density variation that's expressed in the
concerns of the Grubbs case. | think we are talking
about sonmething that's in keeping with the
nei ghbor hood, that's consistent.

| think the planner has testified that
there are nore dense properties that are within a
square bl ock of this place, specifically Mrion
Towers and ot hers.

| think that it's a worthwhile
proposal, so | would support it. | think, you know,
| heard ot her Conmm ssioners' concerns. | think they
are legitimate concerns. |'mnot suggesting there
are no negative inpacts here, | think there are, but
| think the advantages and benefits of this project

out wei gh those negative inpacts, so |l think it is a
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wor t hwhi | e proposal .

CHAI RVAN Al BEL: Anybody wish to

coment ?
COW SSI ONER MURPHY: | have coments.
Hum | amvery concerned about the
little cut-out park. | think the idea of it is

fine, but I spent nultiple years, weekends, double
parking on that street, waiting for kids to conme out
of the Multi Purpose Center, and every one of those
industrial little things have been parked in,
garages, or whatever they were on weekends, not
necessarily with your car gone -- you out of your
car -- but with your lights flashing and waiting,
and this is a very crazy block on weekend days and
after school with the kids going there particularly
in the winter, especially when there is snow,
because that's where basketball is played. W do
not have very many basketball courts. W play at
Wal | ace, and we play at the Service Center, and it's
crazy.

So it is very scary to ne not to be
able to have that area to park on that street, even
if it's just waiting in the car with your kids --
for your kids.

So with that said, | didn't know how to
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make it a question earlier to say, you know, about
that, so | am concerned about that.

| am al so concerned general |y speaking
inthat no -- the building is com ng dow, and
keep hearing reference to, but the building before
was a hundred percent | ot coverage.

| guess | would have been happier if we
tried to give a little bit nore back to the donut in
the traditional sense.

But wwth all of that said, | do think
it is an attractive building. | like howit | ooks
very different fromthe front, and it's not just one
bi g sl ab.

| ama little conflicted in terns of
how | feel about if they wanted to go lower in
units, but right now|'mguessing if we okayed this,
it would be five affordable units.

| don't know. | amnot a hundred
percent happy with it, so | guess we'll see what
happens and what everybody has to say.

CHAIl RVAN Al BEL: M. MAnuff?

COWM SSI ONER MC ANUFF:  Yeah.

| ama bit torn on the project nyself.
| agree with everything Comm ssion Cohen had said,

but at the sane tinme, the architect is starting with
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a bl ank canvas, and he does have the | uxury of
conformng with the existing zoning ordi nance

W t hout having to ask for as many or any vari ances,
sol'"ma bit torn at this point.

COW SSONER DE FUSCO: This is a
terrible block, and you know, | live -- | live four
bl ocks away, and | park on this block. | walk ny
nei ghbor's dog on this bl ock.

You know, four years on the Board, you
know, we tal ked about hypotheticals, and that is why
| wanted to ask the hypothetical about whether or
not these professionals actually see, you know, that
our community is growing, that it is changing, that
there are good ideas here, and | know we can't count
on the hypotheticals, but | think that the | ot
coverage is a detrinent.

| think this is an opportunity to start
anew, but if we say that about every structure,
every application that cones before us, we are never
going to have any progress. So on this particular
application, | think we are all on the edge about
figuring out whether the positives outweigh the
negati ves here, and | believe they do on this
application.

Phil I think is probably going to say
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it better than | have. But, listen, | think this
pocket park is perfectly situated across fromthe
Mul ti Service Center.

| think that the rain garden, whether
we like it or not, I'"'mnot a huge fan of the rain
gardens, because | don't think they' re studied
enough. | don't think that the community has done
enough ground research on it, but | think that's
sonething we can easily cut out. If we don't |ike
the rain garden, let's get rid of it.

| think density is close to where we
were in '99.

s where we were in '99 necessarily
where we want to be in 2015?

Not necessarily, but | also don't think
it is such a large deviation from you know, to
where we want to be.

| think this is an attractive buil di ng.
| think it's the sort of building that unifies a
community, which | think is what we all want to see
her e.

The commerci al space on the ground
floor is sonething that brings traffic, that brings
sone sort of an anenity, whether it be a daycare, a

doggi e daycare, a bakery, whatever you m ght have.
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These are things that this portion of town
absol utely needs.

So although I amvery close to thinking
t he negatives and the positives do |ine up here,
do believe the positives are a good thing.

We can't -- we can hold off to see
what this application will bring in another two
years, but | think that this application has filled
a nunber of positive criteria while comng close to
sonme negative ones, but | think that we need to see
t he positives.

So | think this is a good one, but |
will say that we need to watch out for this hundred
percent | ot coverage, because the one thing Hoboken
has, and the one thing | urge this Board to consider
in the future is that we don't want to be Manhattan
We don't buildings to cone, you know, back end to
back end, and that's the gl orious thing about, you
know, these donuts.

| think that this block is conpletely
nonconformng, and it would be a detrinent to hold
out fromthe community this application, so |'l
stop tal king.

CHAl RVAN Al BEL: Do you want to go --

MR. GALVI N: No. You can't talk while
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we are deliberating, right, unless we are nmaking a
tragi c m st ake.

COW SSI ONER FISHER | just want to
respond to sonething that you said.

First of all, | agree, | think this is
chal | engi ng on a nunber of parts, because | think
there is a lot of positives about what it does for
t he bl ock.

| think the point -- the exact --
actually I can't believe | amagreeing with the
traffic engineer, but the point that the traffic
engi neer nmade about the use of -- the anended use
and the use of parking versus the existing is a
benefit that will have in a conmunity that everybody
is really focused on public parking, | think is a
positive.

| think the two points that you rai se,
Comm ssi oner DeFusco, right, | feel alittle bit
differently. One is, you know, we tal k about | ot
coverage, and we say that we need to be m ndful of
it, and this is exactly the situation where it is in
front of us to the point that Mster -- yeah -- Oaen
said -- | can't pronounce your nane -- is this is,
you know, this is the first time in a while we have

seen a clean slate, so you would think this is the
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opportunity for an architect to conme in and design
sonet hing that, you know, isn't a hundred percent

| ot coverage. That's not what happened. This would
be that tine.

We struggle a little bit when they're,
you know, reusing prints, et cetera, and we kind of
make the exception for it, but this is exactly when
we woul dn't want to nake the exception.

And the point about progress is,

t hi nk progress can be neasured in a couple of
different ways. |[|f part of our feedback on
applications like this is that the next applications
conme in that are better, you know, better neet the
needs of the comunity, that's progress. You know,
not -- as soon as we say yes to sonething, it is
permanently done. You know, that is just -- that is
permanent. W can't undo a building that has been
approved. But what we can do with this is give
consistent | think feedback, so that as applications
come in, they start maybe picking up sone of the
features that we're really | ooking for.

So I amnot -- | amconcerned about
progress because nobody wants an ugly bl ock. This
is an ugly block. | don't go there very often

Every tine | go by the Service Center, | just think
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God, this building is ugly and the whole block is
ugly.

But even enbedded in that, you know
that it is a "when,” not an "if," that this site is
going to be redeveloped, it is a great site. It's a
great site for soneone to own that and be able to
put sonething great there, but I'mnot sure that the
positives outwei gh the negatives.

COW SSONER DE FUSCO:  Ti ffani e,
totally agree with you, okay, but progress, you
actually shed light on sonething that | found
fascinating tonight, which was the affordable
housi ng.

If they built as of right here, we
woul d not be given -- the city would not potentially
be able to have this inventory of affordable
housing. | think affordable housing is progress.
think that's inviting something to the city that's
not currently there.

COW SSI ONER FI SHER | conpletely
agree wwth you, and | don't think I am suggesting
that they go -- that the next application or that
they just go and build as of right, because |I'm nore
suggesting when | | ook at that pocket park, |ike

you, I'mnot sure there is a |ot of value there.
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t hi nk bei ng pushed off the street, and no one can
see it, realistically, is it a cafe?

No. It's an odd |location, you know,
bei ng pushed back m d bl ock, and so, you know, the
val ue of that packet park, | don't personally see
it.

| see a value as it relates maybe to
the setback on the street. But is that val ue enough
to offset the fact that we do have a donut that
we're trying to preserve? W want to have the rear
set back.

You know, is there a better -- a better
version of this building that will still allow
af f ordabl e housing potentially, but nmaybe has a
little bit nore conformty to it --

COW SSONER DE FUSCO  That is what
asked Dean, and his answer was, you know, | was
still skeptical of it, whether or not the pocket
park in the front was a benefit to the comunity,
because | even said, it |ooked like a nice entry way
to his other building.

It is just that you have to | ook at the
scope of the block as it stands now, and in that
current format, you know, it is never going to

change, unless -- unless there is a spark -- unless
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there is a belief, you know, that sonething can be
put there that is going to help carry along this
bl ock.

| will stop talking, but I think that
unl ess that happens, unless sone belief is put into
an application, | don't necessarily knowif it's
ever going to happen, and | don't think if built as
of right, that we would be getting a | ot of the
gi ve-backs that are going to inprove the street
scape, that are going to bring green infrastructure,
that are going to allow for this block to cone
together, and | think those are sone areas we m ght
di sagree on, and | respect your opinions on it, but
you know, | think it is kind of |ike the hundred
percent | ot coverage in exchange for these other
features is the conversation, and --

COWM SSI ONER FI SHER By the way, |
totally agree. | actually find this to be one of
nmore chal | engi ng applications we've seen because
it's like, you know, literally it's like this. It's
not like this. It's like this.

COW SSI ONER DE FUSCO  Very cl ose.
It's a good one.

COW SSI ONERN COHEN:  Let ne just junp

in on that point.
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We are tal king about a property that is
a hundred percent inpervious right now W are
going to be adding 14 street trees to the front, a
green roof, and the one part that is covered in the
back is going to have drainage to a retention basin.

And if we are tal ki ng about preserving
a donut that exists, | would agree with you that we
were doing sonething that is worthwhile by being
tough on this applicant. But | think in the big
picture where there really isn't a donut to speak
of, it's not like we're doing the comunity a favor
by having them push the building off the back |ine
to create nore light and air, because it's not going
to affect -- | don't see this as genuinely making a
huge benefit to the nei ghborhood by forcing that
i ssue, given the other positives that are not going
to happen if we don't..

CHAI RVAN Al BEL: M. G ana?

VICE CHAIR GREENE: Well, | do have a
lot to say. | took a lot of notes --

(Laught er)

-- but | think nmuch of it has been
said, in what | think has actually been a very good
debat e.

You know, | won't go through all of the
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t hese things because nuch of it has been debat ed.

Bet ween the testinony of M. Marchetto
and in particular M. Kolling, I think that nost of
the proofs on this project have been made, and in
that sense there are a |ot of benefits.

| will say that | am probably -- this
is one of those votes, where | amhere wth
everybody el se, because | actually believe that the
question is really com ng down to the 100 percent
| ot coverage, which I think we are struggling with

You know, if |I was to take, you know,
one view, there is no donut in this block, |I took a
very thorough wal k around this bl ock before the
nmeeting. Al nost everything in ternms of light in
there starts at the second fl oor

However, this is an opportunity to be a
cl ean sl ate, and why wouldn't we then ask for to say
this is the chance to put the block to rights and to
actually put the donut back, so | admt that I amin
the fence. But | think all of the other points that
| make about the proofs have | argely been di scussed,
so thanks for |istening.

CHAI RVAN Al BEL: Everybody get a
chance?

kay. | will weighin, and I'll start
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with the hundred percent | ot coverage and the donut.

| looked at CG1. | listened to the
proofs. | think the idea that there is no donut in
this block is actually incorrect. | don't think it

is too nuch different fromsone of the other bl ocks
t hat are nearby.

W al ready discussed that one of these
el enents in one of the PowerPoint slides didn't
reflect the accurate depiction of the building on
Cinton Street. As | |look at Block 32 with the
proper scale of that building, there is as nmuch of a
donut in this block as other blocks on this C1
sl i de.

The fact that it's a hundred percent
| ot coverage today, and that building is not being
reused, to ne says, this is not only a matter of
zoning, and I'll come to that in a nonent.

This is an opportunity to fill out, conplete the
donut that exists, and that's why we have a zone
pl an that provides for 60 percent | ot coverage or 30
percent or a 30 foot setback, and | think what | am
very concerned that we are about to do, and let ne
just segua for a nonent to agree with all of the
positive conmments about the architecture, the need

for, you know, an appropriate inprovenent in this
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block. But if that were the only standard, we would
be granting everything, because all of these new
bui | dings are perfectly beautiful, and they're
better than the ol der buildings that are getting
knocked down. But our zone provides for a certain
density that provides for certain | ot coverage.

The argunent that we are only reverting
to the standards of density in 1990 cuts exactly |
t hi nk, you know, the direction sone of ny coll eagues
may be wanting to take this.

| think it is very clear that whenever
this zone change occurred, the Gty Council, the
| egi sl ature determ ned that 550 was not the proper
dimension, it was 660, and today we're facing
basically an ordi nance that we are dutybound to
apply that says 660, so it's not a very mninm
increase in density. It's | think a very, very
maj or increase in density, sonething that | don't
t hi nk we shoul d be doing w thout absolutely speci al
reasons, and I'm-- | haven't heard the speci al
reasons yet.

You know, there's sone very nice
el enments of this design, but they're not providing a
full park wwth a jungle gymand sone ot her public

anenities, so l'mreally struggling.
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| am concerned about the open space.
am concerned about the | ack of taking advantage of
the opportunity to create a porous surface in the
backyard, a very nice green backyard, and give this
bl ock to what it should have been, you know, and
conply with the zoning that we're sitting with
t oday.

So |l wish | could get behind it,
because | acknow edge all of the good reasons that
my col | eagues have articulated for wanting a
bui | di ng here.

| think it's a clean slate. | think a
good rethinking of this design will, you know, be a
closer -- will get to a closer balance, nore
approxi mate the density all owances and -- or provide
a special reason for allowng -- for allow ng them

As everybody is a proponent of
af f ordabl e housi ng, per se conplying with the
af f ordabl e housing argunent is not a special reason
as | understand it, it's certainly a positive in
this case, and | encourage this applicant and others
to figure out a better balance, but |'m having
trouble finding it, and I'mvery concerned about
rezoni ng.

MR. MATULE: If | mght --
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MR. GALVIN. Just let ne say at none of
nmy ot her Zoning Boards anywhere in the state do |
| et any attorney conment once the judge goes into
del i berations, but --

MR. MATULE: First of all, thank you,
M. Galvin. | appreciate that courtesy.

MR. GALVIN. This tine.

MR. MATULE: But | just want to, just
for the record, and while it may seeminsignificant
to the Board nenbers, | think it is inportant for
the record that we taking about a hundred percent
| ot coverage --

MR. GALVIN. It's 91 percent.

MR. MATULE: -- it is 91 percent, and
think that is inportant to point out.

Secondly: Wth respect to the fact
that there is a donut there, we cannot overl ook the
fact that a hundred-fifty feet of that donut is a
bl acktop parking lot for the institutional building
behind us. It is not a verdine green lawn that is
i npervi ous coverage and --

MR. GALVIN. Tinme out for a second.
This is why | can't let you do this, because the
Chai rman has an opinion. He's allowed to have an

opi ni on.
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MR. MATULE: | understand that, but |
just want the record to be clear what we are tal king
about .

MR. GALVIN. W saw the pictures.

MR. MATULE: Well, then | think the
comments the Chairman is making are not reflective
of what the record reflects, but | guess that is
per haps for another forum

The other thing | was going to say is,
we have to go to the council for that bunp-out. If
the Board is particularly troubled by that bunp-out
that it's going to have an inpact on traffic or
what ever, we can take it out, or if the Board wants
us to take it out, or makes that a condition, but we
think it is better to have it then not because they
are talking rain gardens and bunp-outs, and traffic
cone things. | realize that inpacts people's
ability to park, but, you know, everything is a
bal anci ng act.

Thank you.

CHAI RVAN Al BEL: Counsel, just so
won't let you get the last word, the open parking is
part of the donut in ny view, sol'll let ny
col | eagues consider it as well.

MR. MATULE: Fair enough
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CHAI RVAN Al BEL: | guess we're down to
t hat nonment.

COW SSI ONER DE FUSCO Wl |, do we
have any --

CHAI RVAN Al BEL: Condi ti ons.

MR. GALVIN: | have conditions.

CHAI RVAN Al BEL: Go ahead.

MR. GALVIN: | have: One: The roof is
to be an unutilized green roof.

Two: The Board found the proposed 1200
square feet retail space to be significant to the
granting of this proposal and is not to be used as
merely a public space.

My t hought process being that, you
know, it's going to becone like the laundry room for
the building, or a gymfor the building. 1t's got
to be a retail space. |If you disagree, you can nmake
t he change to that.

Three: This approval is contingent on
t he applicant obtaining Council approval for the
proposed pocket park/rain garden. The applicant is
to enter into a developer's agreenent with the Gty,
which is recorded against this lot or lots. The
devel oper's agreenent is to set forth the city's use

and the devel oper's obligation to maintain this
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space.

We just approved a rain garden in a
Pl anning Board matter. M. Cucchiaro reviewed it,
and I'msure he'll be able to do a good job with
this. They know what to put in that agreenent.

Four: The applicant is to provide five
af fordabl e housing units in conpliance with
Hoboken's af f ordabl e housi ng ordi nance.

Five: The building is to be
constructed as shown to the Board at the tine of the
hearing. The facade, the treatnent, everything
about M. Marchetto's plan, if the Board approves
this, is what's attractive, if those el enents get
changed in the field, then it conprom ses the
Board's reasoning | think.

I f you disagree with that, tell ne.

MS. BANYRA: Dennis, just one nore
t hi ng.

So should the Gty Council approve the
rain garden, the porous pavenent requires
mai nt enance, so we have a nai ntenance bond for that
infrastructure. That needs to be cl eaned --

MR. GALVIN. Well, it will also be
subject to our --

M5. BANYRA: -- sone it is on site and
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sonme of it's off site, so that wouldn't be just a
normal sidewal k. So there should be probably -- and
we can do it at the tinme of final, but the

bunp-out -- but sonme of it's on site and sone of
it's off site --

MR. G URINTANO Put in a bond and a
mai nt enance pl an.

M5. BANYRA:  Yes.

COW SSONER DE FUSCO: | think it is
worthwhile. Could we talk about it because Di ane
expressed concern with it?

COW SSI ONER MURPHY:  Yeah. | nean,
it's attractive looking, but it is not on a great
bl ock.

COW SSI ONER MC ANUFF: | don't think
it iIs necessary to have that. It takes away from
parking, and they're not really proven that they --

COW SSI ONER GRANA:  Just for the
record, | like it.

(Al Comm ssioners tal king at once.)

COWMWM SSONER DE FUSCO. | can go either
way on it.

| think the elimnation of parking is a
detrinment. | think that it does say -- on the other

hand, it does say, this is a public space. That's a
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little different than the other ones, and we invite
you into it, and | could argue it either way, hum --

COW SSI ONER MC ANUFF: | just think it
puts a squeeze on traffic, and it takes away from
the parking, and it is not really -- | don't think
they're really that proven that they have any effect
on it.

COW SSI ONER GRANA: Wl |, are we
debating this?

MR. GALVIN.  Well, | don't know that we
are.

Let ne recommend based on what | heard,
| don't hear anybody arguing strenuously for the
bunp-out, so if sonebody is going to nake an
affirmati ve notion, you would nake it an affirmative
notion, you know, with the elimnation of the
bunp- out .

You have no problemw th this, bunping
out the bunp-out?

MR. MATULE: No. W have no probl em
elimnating the bunp-out, if that's the Board's
pl easure.

COWM SSI ONER GRANA: | will just say
for the record, | think the bunp-out is an asset to

the project, and I'll leave it at that. That's ny
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conment .

MS. BANYRA: Q@iys, can | just suggest
that it may be sonething Gty Council wants or
doesn't want ?

If it's proposed -- if it's proposed,
then the City Council has the option, if it's taken
out, so --

COW SSI ONER DE FUSCO:  Can | just --

M5. BANYRA: -- if it gets approved --

COW SSI ONER GRANA:  Can | al so --

COW SSI ONER DE FUSCO  -- go ahead.

COWM SSI ONER GRANA: -- can | al so just
offer that it's not central to the principal issues
we are debating, but I don't think it is central
to --

COW SSI ONER MURPHY: | also think --

COW SSONER DE FUSCO.  The Gty Counci
can nmake a decision thenselves as to whether it is a
benefit --

MR. GALVIN. It isin the city's
right-of-way anyway. It would require --

COW SSONER DE FUSCO.  -- it is a
bi gger issue then --

MR. G URINTANG Can we add sone

| anguage regarding green infrastructure, waste water
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retention --

M5. BANYRA: They know that. | nean,
that's really -- what | would suggest that maybe is
that the ability of the Gty Council to nmake that
deci sion, that, you know, you |eave sone | anguage in
it, maybe the Board of Adjustnent didn't use this --
didn't base their approval on this, but we are, you
know, the applicant suggested it, and if it's in
their purview or their interest, and they want to do
that, it's offered, sonething to that effect --

MR. GALVIN. Can | just nmake it the
Cty Council is to determ ne whether the bunp-out is
to be elimnated?

(Laught er)

And | have: The applicant is to
provi de a bond and mai ntenance plan for the rain
gar den.

MS. BANYRA: And porous pavenent and
mai ntenance of it and all of that.

MR. GALVIN. And its porous pavenent.

COW SI ONER DE FUSCO I n your
opinion -- in the opinion of our Board engi neer,
there is not any drains indicated on the second
fl oor plan?

M5. BANYRA: It is prelimnary.
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COW SSI ONER DE FUSCO  It's okay at
this point?

M5. BANYRA: It's prelimnary, so --

MR. GALVIN. Well, ny official position
on prelimnary is it should be. Al nobst everything
shoul d be done. W shouldn't be |eaving things for
final.

Fi nal should be they go out, and they
get other outside agency approvals, and if they have
to make changes to the plan, then they have to anend
the prelimnary. But we can |leave things to final
but I don't think we should. Those things -- what
you are tal king about in this instance --

M5. BANYRA: No, it's four drains --

COW SSI ONER GRANA:  Four drains --

MR. GALVIN. -- so | nean, | think
that --

COW Sl SONER MC ANUFF:  The drai ns have
to be tied into the stormvater system --

MR, GALVIN. -- Jam e, you agree,
that's a m nor enough thing that we could | eave
until final --

MR. G URI NTANO  Yes.

MR. GALVIN. -- but | don't want the

concept created in Hoboken that we can | eave a | ot
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M5. BANYRA: But | guess we're in the
poi nt, where you're voting, so | think thromng in
things that are little, you know, | think al nost --

MR. GALVIN. Makes it a better project.
| got it.

M5. BANYRA: Yeah. It will nmake it a
better project because it is late. There are
probably other things that we could throwin there,
t 00.

MR. GALVIN: It should be in the
engi neer's --

M5. BANYRA: Plan details --

COW SSI ONER FI SHER:  May | - -

COW SSI ONER MURPHY:  Well, wait a
mnute. | thought we just said --

(Al Comm ssioners tal king at once.)

THE REPORTER Wi t. Everyone is
tal king at once. Can we take a break?

CHAI RVAN AIBEL: W're getting to a

vote first. Just hang on for five nore mnutes.

147

MR. GALVIN. | amsorry, Eileen, we are

going to attach -- our newrule is that we are going

to attach our planner's and engi neer's conmments, not

the reports, you are going to break them down to
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coments that have to cone up

| f you have things that we need to add
to this, you have to tell nme right now

MR. G URINTANO | can just tell you,
Item 33 in our letter, details should be provided
for drai nage purposes --

MS. BANYRA: But it's subject to our
| etters anyhow - -

MR, GALVIN. | would say it's going to
be subject to everything that's in your reports,
okay.

| f you think there sonmething that is
unaddr esssed, or sonething we overl ooked, then we
have to grab it right now and say it's going to be
in your report. Qur new procedure is to attach the
engi neer's and planner's reports to our resolutions,
right?

MS. BANYRA:  Yes.

MR. G URINTANO Just for the record,
nmy opinion would be that that is covered in our
comment that those are details, that further details
have to be nade up --

MR. GALVIN. So you guys wll list it
out on the -- you're going to give ne a conbi ned

report that lists out what needs to still be done
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and be attached to this, okay.

| think our court reporter needs us to
vote, SO --

CHAIRMAN AIBEL: [|I'mready for a
not i on.

Sonebody want to nake a notion?

COW SSIONER COHEN: | will nmake a
notion subject to the conditions to approve.

COVMWM SSONER DE FUSCO | will second
t hat .

COW SSI ONER GRANA:  So this is a
notion to approve. |s that correct?

COW SSI ONER COHEN:  Yes.

M5. CARCONE: Mbdtion to approve,
Conmmi ssi oner - -

MR. GALVIN: It needs five affirmative
vot es, guys.

M5. CARCONE: -- Comm ssioner Cohen?

COW SSI ONER COHEN:  Yes.

M5. CARCONE: Comm ssioner De Fusco?

COW SSI ONER DE FUSCO.  Yes.

M5. CARCONE: Conm ssioner G ana?

COWM SSI ONER GRANA:  No.

M5. CARCONE: Conmi ssioner Mirphy?

COW SSI ONER MURPHY:  No.
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M5. CARCONE: Conmi ssioner Fisher?
COW SSI ONER FI SHER'  No.

M5. CARCONE: Conmi ssioner MAnuff?
COW SSI ONER MC ANUFF:  No.

M5. CARCONE: Conmi ssioner A bel ?
CHAI RVAN Al BEL:  No.

MR. GALVIN. kay.

(The matter concl uded)
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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 testinony as taken
stenographically by and before ne at the tine, place

and date herei nbefore set forth.

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

t he acti on.

s/Phyllis T. Lewis, CCR CRCR

PHYLLIS T. LEWS, C C R Xl 01333 C. R C R 30XR15300
Notary Public of the State of New Jersey
My conmm ssion expires 11/5/2015.

This transcript was prepared in accordance with
NJ ADC 13:43-5.9.
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CHAl RVAN Al BEL: Board nenbers, Board
menbers, well, we cleared out the room

(Laught er)

Sorry to nake you sit, but | hope you
were noderately entertained.

M. Matule, we are at 14 Paterson

MR. MATULE: Thank you, M. Chairnman,
and Board nenbers.

Robert Matul e appearing for the
applicant, 14 Paterson Avenue.

If you recall, we were here in March
and April of this year, and | had presented a pl an
for a five-story building with one comrercial unit
and two residential duplex units, and it will be ny
word, but the design was very avant-garde

(Laught er)

Anyway, so we have now refiled a plan.
There have been sone changes in ternms of the bul k of
the building also, but M. Mnervini will take you
to the new design.

So that having been said, | would |like
to have M. Mnervini sworn.

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
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Frank M nervi ni

God?

MR. MNERVIN : | do.
FRANK MI NERVI NI, having been duly
sworn, testified as follows:

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

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

CHAl RVAN Al BEL: W do.

(Laught er)

MR. MATULE: Thank you.

| have to apol ogi ze, but this is going
to be an anal og application, so if you have to mark
any exhibits, Frank, that you are going to refer
to --

(Laught er)

THE WTNESS: | see howthis is going
to go.

MR. MATULE: So if you would, M.
M nervini, could you please describe the existing
site and the surrounding area, and if you are going
to refer to any exhibits, other than the plans,
will need to mark them

THE W TNESS:  Yes.

The existing site is an 811 square foot

156
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irregularly shaped | ot at the southeast intersection
of Jackson and Newark -- Paterson Avenue, pardon ne.

There currently exists a three-story
buil ding, two residential apartnents on floors two
and three, and a commerci al space at the ground
floor. The previous use was as a florist, Vera's
Fl ori st.

We are proposing to knock that building
down, and | will show sonme pictures of it, so you
get a sense of what it |looks like and the condition
it's in. Knock that building down, rebuild -- well,
to construct a new building, which would al so have
two residential units and one comrercial space.

However, where it was three stories, we
are proposing five stories, so the end result of
this proposal would be a ground floor comerci al
space of 800 square foot. Floors two and three
woul d have a duplex unit of 2000 square feet, and
floors three and four -- pardon ne -- four and five
woul d have an apartnment size of 2300 square feet.

For context, there is a photo board,
whi ch they do have as part of their drawi ng set, |
bel i eve.

MR. MATULE: Do you want nme to mark it?

MR. GALVIN. Wiy don't you mark it?
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Let's mark it.

MR. MATULE: Okay. We will call that

(Exhibit A-1 marked.)

MR. MATULE: D d you take these
pi ctures or did someone fromyour office?

THE WTNESS: Sonme were fromny office
and sonme froman internet site. In this case, it
was Googl e.

So the majority of the pictures were
taken fromny office, and this bird' s eye view was
taken from Googl e Earth.

The property we are discussing right
now is right here. This is Paterson Avenue. This
is Jackson Street. Paterson Avenue is two-way.
Jackson Street runs fromsouth to north, so
currently there is a three-story buil ding here,
whi ch nost recently is a florist, Vera's Florist,
and two apartnents above it.

Directly behind it, still within the
property, is outdoor parking for two cars.

Behind that, off the property, as you
go north on Jackson Street is a driveway. That is
accessed parking at the rear of what was a convent,

St. Joseph's Convent. Now it is a residential

158
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buil ding. And the school to the -- | don't renenber
the school unfortunately. The school to the north
of that is also a converted residential.

The other side of the street, which we
can | ook at here, are four and five-story
residential buildings. This one in particular is
new, and we designed that, and that building also
wraps around towards Paterson Avenue.

As we go to the east al ong Paterson,
currently there is an enpty lot. However, this
Board in the | ast few nonths has approved a
five-story residential building there, and to
refresh some nenory, this is the building.

MR, MATULE: We'll mark that A-2.

(Exhibit A-2 marked.)

THE W TNESS: Yes.

So if we are looking at site
phot ogr aphs, here is Vera's Florist directly to the
east, which is this site now It is a one-story
commer ci al bui | di ng.

Thi s Board has approved, and we are
wor ki ng on construction draw ngs now, so the
building to be built is a five-story building. | am
bringing that up for a few reasons, but specifically

to tal k about context and future context relative to
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the |l ast application, how our five-story building
will work well with what is going on further down
the street, a five-story building, an additional --
anot her five-story residential building, and that is
about ten years old or so.

What i s anongst many things uni que
about our site is it is irregularly shaped, so it
is --

MR, MATULE: | will mark it A 3.

(Exhi bit A-3 marked.)

And this is a photograph you took?

THE WTNESS: Yes, it is a photograph

| f you | ook at your site plan, you wll
see that although the lot is 25 feet in wdth, and
wll refer back to one of the draw ngs now, Paterson
Avenue has cut that front on an angle, which | eaves
us with about 32 feet and change here. So the | ot
is this way, 25 feet as a standard Hoboken | ot is,
but Paterson Avenue has cut that off on an angle, so
that is one of the unique aspects of the site.

The other is that we got existing
two-car parking in the rear yard. O course, it is
a corner site. This access and open yard has been
for the last 40 years parking for two cars.

So if you go down Jackson Street, we've
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got our existing building, two-car parking, parking
for this converted residential building, and there
is also -- on the northern side of that, there is
al so anot her driveway.

So you got this driveway, this
driveway, and this driveway. The condition is
uni que, and we are proposing to, although not
exactly replicate it, to keep that concept. So what
we are proposing is a five-story building on this
rendering, M. Mtule --

MR. MATULE: Let's mark that A-4.

(Exhibit A-4 marked)

THE WTNESS: -- that is of the newest
design, and | have the previous design just for
reference, and | will show that, but it is -- 1 wll
call it tastefully sinple. Very sinple brick piers,
an abundance of gl ass, and we think the gl ass nmakes
sense specifically in this case because there w |
be a viewto what is to become a nunicipal park, so
our thinking is that we face the windows to this
park, nice views, and it seens to nmake sense.

Now, as M. Matule had nentioned, we
were here previously on another application. To
refresh the Board' s nenory, what | took out of that

nmeeting was, generally speaking, and | nade our
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changes besi des the facade, but generally speaking,
the Board |iked the idea of our proposal. However,
the architecture wasn't sonething that was thought
to be -- the location was so extrenely sensitive
because it is in sone ways --

MR. GALVIN. Can | ask you a question?

THE W TNESS:  Yes.

MR. GALVIN. Wien we conpare the
picture you just showed us, are the buildings the
sanme hei ght ?

THE WI'I NESS:  Yes.

MR. GALVIN. Are they the sane w dth?

THE WTNESS: Just a different
perspective, exactly the sane, and I'll go through
that. 1It's just the architecture has changed, and
t he perspective has changed, neani ng where the
vi ewpoi nt would be. This is smaller.

MR. GALVIN. A smaller photo versus a
bi gger one.

MR, MATULE: | will mark this A-5

(Exhibit A-5 marked.)

THE WTNESS: M. @Glvin is referring

(Ms. Banyra and M. @Gl vin confer.)

THE WTNESS: You're asking, so

162
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understand, is the rendering the sane scal e?

MR. GALVIN. No, no. | was asking
about the building, and | agree with you that what
was throwing me off is the difference between the
scal e of the two buil di ngs.

THE WTNESS: This was originally
proposed as a five-story building at 50 feet in
hei ght. The new one is exactly the sane.

What is different is our |ot coverage.
we reduced that, and 1'Il get into that --

MR. GALVIN. Wiat | amsaying is, and
|"mjust pointing out that the two images to ne,
that there seens to be a pretty big difference in
perspective, and | just wanted to, just out of
curiosity, and you answered ny question --

THE W TNESS: Sure.

And the reasoning for that is this a
previous design, so we tried to nake it a bit
smaller, if you renmenber the design --

(Laught er)

MR. GALVIN. | do renenber. The best |
can say is it was nenorable. | do renenber it.

(Laught er)

THE W TNESS:  Yes.

So the newer design is -- the recent
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design we think is nore in keeping with what this
Board sees as Hoboken's future. It is nore
appropriate for its location, given the sinplicity
of it, although still being nodern, it does hearken
back in sonme ways to other parts of Hoboken, so we
think that the facade nakes sense given the | ast
experience, so that was a major change to the

desi gn.

Al so what we took out of that | ast
nmeeting, there were several comments about the
par ki ng, concerns about although the parking is
exi sting and has existed for four years, there were
concerns about whether we should or should not keep
that parking. O course, our opinion is, and we
thi nk we can back that up, that the parking nmakes
sense here. There are going to be two fam|ly-sized
apartnments again for a termthat is used too often,
and the two parking spaces nake | ots of sense
because they are existing.

There is no hole in the donut again,
relative to the last application, best viewed by --
well, we can't see it here, but the only hole in the
donut that the block has is a small parking |ot
behi nd these two buil dings where the viewto the

hole in the donut would be now, a new five-story
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building is com ng.

So our thought was having this garage
for parking, enclosed or not, will not affect in any
way the hole in the donut.

One nore rendering for M. WMatule.

Al t hough we are anal og, we have | ots of

dr awi ngs.

(Laught er)

MR. MATULE: A-6

(Exhibit A-6 marked.)

M5. BANYRA: M. Mnervini, can
just -- on the building that you' re just saying that
was approved by the Board, | thought we did have a

set back, and there was sone green space.

THE WTNESS: To the rear of the
bui | di ng?

M5. BANYRA:  Yes.

THE W TNESS:  Yes.

M5. BANYRA: Ckay. | thought your
testinony was just that there was no --

THE WTNESS: No. M point was that
fromthis point on, and I was naking the point that
this seened like partially a hole in the donut an
existing enpty lot --

M5. BANYRA: (Ckay.
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THE WTNESS: -- where as we are
proposi ng and has been approved a new five-story
buil ding. That does have, | believe, it's a 30 foot
rear yard, nmaybe a bit |ess.

CHAl RVAN Al BEL: How does that orient
W th your backyard or your buil ding?

THE WTNESS: | will show you in the
pl an, so --

COW SSI ONER GRANA:  Woul d it be on,
Frank, Z-37?

THE WTNESS: Yes. Thisis Z-3 I'm
usi ng, but there are several simlar draw ngs.

MR. MATULE: |Is that the before and
after? Do you have the existing and the proposed?

THE WTNESS: Ckay. That is our
survey.

Ckay. M. Matule pointed out | am
probably best to use Z-2, so if you can go back one
Sheet .

On the left side of the drawing is a
site plan based on the survey, so | wll draw and
you have this exact drawing, this is the site. The
bui l ding as exists conmes up to this point.

The adj acent building as exists is a

one-story block at the rear lot line, and then a
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one-story block as it comes up further. There are
two separate buildings, but in essence, they are
one-story all the way.

The new structure cones back
approximately 30 feet, and it mght be even a little
bit less, but it is 30 percent of that here. That
approximately lines up with our residential floors
two, three, four, and five here.

So this one-story garage encl osi ng of
an existing parking area is located right here.

So although this is sort of like -- if
we are looking at this in terns of a donut, it is --
the donut is oriented this way here.

This just by happenstance, there is a
driveway here. There is a building here with a rear
yard, and then there is a new residential building
with even less, so this isn't the hole in the donut
as we had di scussed at the |l ast neeting. The hole
in the donut is oriented this way, and it does occur
further north on the property, but | got photographs
that will help even better than that.

So we can go to this one. This
rendering, as | started to use, shows the rendering
of the back of the building. So this is the back of

t he building, the back of the residential portion.
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This is floors two, three, four, and five, and this
is the enclosure of the existing garage.

VWhat has changed relative to the | ast
meeting was that the previous design cane right to
the property |line, which bordered on the driveway of
t he adj acent buil di ng.

VWhat we have done, after listening to
some comments, we have set our garage back two feet
and provided a two-foot | andscaped buffer as well as
a green scape along the side of our wall.

CHAI RVMAN Al BEL: God bl ess you.

M5. CARCONE: Thank you.

THE WTNESS: So | have got a
phot ograph of that existing condition, if | could
find it here.

Here you go.

As | discussed before, this is the
exi sting condition. In essence, what we are doing
is bringing the building up to here, down here, and
enclosing this section, but not bringing, as in the
original design, not bringing the garage up to the
property line, which borders on this driveway.

We set it back that two feet that |
di scussed to in essence soften the edge where our

bui | di ng woul d neet the other driveway.
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Again, there is no building at this
point. It is just a driveway for the adjacent
bui | di ng.

There are no wi ndows to residential
properties on that ground floor, only if | could
find the appropriate -- this building, there is no
residential wi ndows here. There are two or three
w ndows that | ook into storage space. This is the
first residential floor, so where our building is
built here, it is not |ooking into wi ndows, which
are here.

Qur approximate height is this, still
about the sane as those wi ndows, so we are not going
past that second fl oor w ndow.

The bigger point is our thought process
was the parking is existing. |[It's an existing
condition that has worked safely for 30, 40, maybe
nore years.

Jackson Street is a one-way street.

Not very often people make the right-hand turn, so
it is not an unsafe condition, as you m ght think.

So this parking has worked before. CQur
thought is let's keep the parking, enclose that, and
what it allows then is outdoor space on the roof of

t hat parking, so one of the residential units wll
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have this outdoor space. The second residential
unit wi Il have outdoor space on the upper roof.

| think this Board has recogni zed, and
| have testified many tinmes that one of the nost
i nportant features of these, quote, unquote,
famly-friendly units, one of the features is
out door space.

We do have a park potentially comng in
fact across the street fromus, but private outdoor
space is what we are proposing here.

So if you go through the floor plans,
on Sheet Z-1, the |lower block diagram gives a sense
of what our building |looks |ike -- our proposed
bui I ding | ooks like in context wwth all the other
properties.

You will see that it is a bit of a
di sjointed bl ock. There are driveways on the
adj acent sides of the existing five-story buil ding,
the existing three-story building, which is about 40
feet in height, which was the Marion, as well as the
five-story residential building that is about ten
years old, and a little further to the north, so
that is the lower drawing. The sanme sheet Z-1 shows
what our building will ook |Iike on Paterson Avenue.

Keep in mnd that when we submtted
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this, that project on Paterson Avenue that | just
descri bed wasn't yet built -- | mean approved, but
it is the sane exact height as ours, so it would go
there and nestle right in.

So in terns of height, we think that
this proposal makes sense. The ground floor, as |
said, will have an 800 square foot comrercial space
We are not yet sure what that use will be, but our
thinking is it will be sonme use to serve the park,
if and when it cones.

The other two apartnents are two dupl ex
units, one 2000 square feet, and one 2500 square
feet, served by an elevator. |It's got all of the
things that we think again nmakes this apartnent
attractive to a famly who wants to stay in Hoboken

So as | look through the sheets, | wll
just start at Sheet Z-4, you see a commercial unit
is facing both Jackson Street and Paterson Avenue,
and the front corner of the building, which wuuld be
the south corner building. Behind that is a
residential entry. Behind that is our encl osed
t wo- car garage, which | descri bed.

Going to Sheet Z-5, | have that sane
plan again. You will see the commercial space 805

square feet. The comrercial space is accessed now
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from Pat erson Avenue, and the residential entry is
further down Jackson Street, which nakes sense.
It's part of the residential street and the two-car
gar age.

Fl oors, two, three, four, and five are
simlar with the exception of some bays being
skewed. Both apartnents are served by an el evator.

Sheet Z-7 shows our roof plan, and you
will see that you' ve got a main stair comng to the
roof, a stair bul khead, which adjoins the new
bui | di ng bei ng proposed -- that has been constructed
to our east, so there is a stair bul khead for comon
use and fire departnent access. There is a separate
smal l er stair bul khead for the apartnent directly
bel ow and to access their proposed 330 square foot
roof decks.

The remai ning section of the roof save
for some mai ntenance, wal kways or hall, green roof,
extensive green roof, and we got those details.

So I'"'m back to the often asked water
and stormnater mtigation plan that we got. The
building will have a stormnater detention system
The building will have a green roof in the area that
| just descri bed.

On the second floor, which | don't
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think | described, the second floor back to Sheet
Z-5, you wll see at the rear a garage roof is
proposed outdoor space. Wile nost of that is
pervious, there is a roof decking and water will be
drained into the stormnater retention system There
is a planting systemaround this edge, so that wll
also mtigate sone of the rainwater

If we go to Sheet Z-8, it is a
t wo- di nensi onal sense of the drawi ng el evations.
Again, it is very sinple in terns of its overal
design. Brick piers run vertically fromthe second
floor point all the way up to the roof with |arge
gl ass wi ndows. Again, the glass is neant -- we were
trying to take advantage of what we think wll
becone a rather attractive park.

At the base of the building, there is a
smal |l planter to soften that edge of the sidewal k,
where the sidewal k neets the building. That is
Sheet Z-8.

Sheet Z-9 shows the other two
el evations -- three elevations. The east el evation
conpared to a very blank facade, but that facade is
bei ng covered by the building |I already descri bed.

There is an overhand, a four-foot

over hang, shown on the south elevation, which is
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meant to delineate the commercial space. You wll

see the rear elevation north, which is the sane as
this rendering that | showed you, show ng the back
of the building, as well as the green planting that
we are proposing to soften that edge. Again, that

adj oins a driveway.

The building -- the siteis, as |
mentioned, irregular, so it cones to a rather harsh
poi nt at the southeast corner. So what we have done
to soften that point to sone extent, although there
is an outdoor bal cony, which is cantilevered at that
point, the actual building face is set back seven
feet six inches, so it is another way of softening
t hat edge as opposed to having that building be
exactly constructed.

In our | ot coverage cal cul ations, we
counted that as building, even though it's outdoor
space, but the reality of the actual building, and
not the outdoor space, that building coverage would
be less, and | think | tal ked about the properties
in the nei ghborhood, but | didn't nmention that al so
there is -- so here is our southwest park. Here's
our proposed building, a new residential five-story
structure, a five-story structure here. This is a

four -- a three-story, but about a 40 foot high
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structure. This is 50 feet, and there is on this
| one island a new one-story restaurant.

Again, the thinking is that the
comrerci al space on this ground floor as it exists,
and it existed successfully, considering the
condition of the building, the commercial space at
that ground floor wll nake sense given the
attraction that people have to this place and
certainly to the sout hwest park.

Rel ative to the |ast proposal, we have
changed the architecture, and again, as a rem nder,
this is what it looked like. | amstill proud of
this building. Perhaps sone day, sonewhere, this
will be built, just not at this particular |ocation

(Laught er)

Scaled to here is different, and the

175

perspective is different, so we really can't conpare

it, as M. @Glvin nentioned.

So this project was denied by this
Board. This wasn't the only reason. As | recall
there were other main concerns, which was how t he
driveway woul d abut the driveway to our north.

We think we satisfied that concern by
setting the garage back two feet to a planting bed

and a green wall here, so although it is not very
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hi ghly used, this driveway, if soneone is standing
there, or if they are |ooking out fromthe building
directly to the north, it will be an attractive
Vi ew.

The building is served by an el evator.

We are proposing new street trees, new sidewal k,

replacing a very -- in fact, as they say, a very
unattractive building. | will remnd the Board of
that as well. This is the building. It is a

one-story, extends out to the corner, and then it's
set back. It's a very unattractive buil ding.

Its use then as proposed is the sane.
Two residential units are existing. Each of those
are about 800 square feet. W are proposing 2300
square feet residential apartnents, and the

comrerci al space, although it was 1000 square feet,

176

it was slightly larger than the one we are proposing

at 805 feet --

CHAI RMAN Al BEL: So the other couple of
things that | guess concerned sone of us in the |ast
application was the hundred percent |ot coverage on
the ground floor and the scale of the buil ding,
which was in our viewthen very large on a very
smal |l |ot.

|s there a way you can give us some
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confort?

THE WTNESS: Sure. There are severa
areas. We're not a hundred percent |ot coverage.
We are less than that. W have cut off two feet
here. Although it is a planter, and we consider it
| ot coverage, the actual building doesn't -- we took
two feet off that portion.

As | nmentioned, and it is a bit
decei ving, al though the bal conies on floors two,
three, four, and five cone to a point at that kind
of an odd intersection there, the building itself is
set back. It's not reflected in the | ot coverage
because we counted it at the ground floor, but the
reality of this building is that the | ot coverage is
certainly less at two, three, four, and five, and
unli ke the last application, this is a corner lot --

CHAI RVAN AIBEL: It is still a corner
| ot.

(Laught er)

THE WIINESS: -- did | say "was"?

|"msorry. This is a corner |lot, and
where there is a corner |lot, generally speaking, and
this is a condition very common to Hoboken, to keep
the continuity and the street scape, we proposed

sonething wwth nore | ot coverage
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Here the building is of a particular
size. The garage is bigger, but that's only at
ground floor, so there still is open space between
our building and the adjacent building to the north
on floors two, three, four, and five.

Again, | want to point out that there
is a setback there. W have a two-foot setback on
t he back of our garage, but there's also a ten-foot
driveway plus that separates our building fromthe
adj acent bui | di ng.

COW SSI ONER GRANA:  Frank, do you want
to just circulate the new renderings?

It just m ght help.

THE WTNESS: Sure. There is one

MR. GALVIN. M. Matule, | have a
question, too. It's kind of like in left field, but
| have to ask it.

In the application we have, there is a
certification attached to this page that's bl ank.

MR. MATULE: Well, we submt that to
the tax office, and they generally reply.

| will check to see if they did, or
can just ask the applicant if he knows that the
taxes are current.

A VOCE: Yes, they are current.
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MR. MATULE: W can represent that, and
| can confirmit.

COW SSI ONER MURPHY:  Frank, 1 just
have a questi on.

Wiere those little bal conies are, and

you showed us a picture of the new buil ding com ng

in, is that right up above -- are they right next to
the -- like is that going to a wall for this
bal cony?

THE WTNESS: |f you are standing on
t hat bal cony, straight to your right is an open view
of the park and whatever else is going there.

COW SSI ONER MURPHY:  Ri ght .

But there is going to be a new
buil ding --

THE WTNESS: A wall --

COW SSI ONER MURPHY:  -- so there is
going to be a wall of the other building?

THE WTNESS: -- there is a wall there
anyway, so we are not bl ocking anybody's particul ar
view. That is a side wall of that new adjacent
bui | di ng, which goes up to zero lot line. It is set
back six -- five feet as you go up to four, so we
will be open the sane as that on that fl oor.

COW SSI ONER MURPHY:  Ckay.
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MR. GALVIN. That was filed the whole
time, right?

COW SSONER DE FUSCO.  So the first
unit -- the second floor unit has the terrace space?

THE W TNESS:  Yes.

COWM SSONER DE FUSCO. How high are the
wal | s around the terrace?

THE WTNESS: The railing has to be 42
inches. Now, we have it shown as a planter, which
is at that sanme height just to act as a buffer --

COW SSONER DE FUSCO:  So
hypot hetically speaking, if | was standing on the --
if one is standing on the proposed terrace, |ooking,
you know, across the driveway to the nei ghboring
bui | ding, would they be able to see?

THE WTNESS:. They are screened, and
think the rendering that's being passed around of
that rear portion of the building shows there is a
pl anting screen, so visually we got a break there.

COW SSI ONER DE FUSCO  The pl anting
screen on the terrace --

THE W TNESS: Yes, thank you

COW SSI CENR DE FUSCO  -- or along the
side of the driveway?

THE WII NESS: This will better describe
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So here is the adjacent building. W
have a planter creating the fence condition for that
deck --

COW SSI ONER DE FUSCO. | see. | nean
it is arendering. So for all intents and purposes,
you are suggesting that that would be an i nmensely
private space, there would be no privacy issues with
t he nei ghbors right across the way?

THE WTNESS: | believe it's certainly
not a nmajor privacy issue. Their wi ndows are ten
plus feet away from ours.

| can certainly propose taller
shrubbery here, but our thinking is just to nmake it
hi gh enough, so that it would make it difficult to
see, and that's for upper and down --

COW SSONER DE FUSCO.  That m ght be
interesting, a taller shrubbery just to, you know --

THE W TNESS: Perhaps just here?

COW SSI ONER DE FUSCO  Yeah

And then -- well --

THE WTNESS: -- because here, this is
the rear of the building. You' re tal king about the
rear yard --

COW SSI ONERN DE FUSCO | am
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particularly concerned about the privacy that the
nei ghbors could potentially experience as a result
of the --

THE W TNESS: Under st ood

M. Matul e just pointed out one of ny
details that | think the rendering may be incorrect,
and it looks like we did specify a taller shrub.

The sane detail that we use often on the roof in the
exact sanme ways, the upper roof --

COW SSONER DE FUSCO  The site lines
fromthe park, because now we have this proposed
park that's going to offer nmuch w der sight I|ines,
wll we see the roof deck fromthe building fromthe
par k?

THE WTNESS: That addition as well is
screened with planting, and you nmay perhaps at sone
poi nt here, standing in the parking lot as it exists
see sone of the greenery. You wouldn't see
occupants behind it.

COW SSONER DE FUSCO  You are
proposi ng four balconies that are seven feet deep on
each floor --

THE WTNESS:. Yes, at their |ongest
because of the driveway.

COWM SSONER DE FUSCO.  You have, again
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in the rendering, but it may be incorrect, l|ike four
girls standing on it?

Are these bal conies intended for
ent ertai nnent ?

(Laught er)

THE WIITNESS: Well, | nean, it is a
fair question, and | understand it.

Gven its size, and | wll reiterate
the size, it is about seven feet deep this way, and
it is about eight feet plus that way.

It isinreality for three people to
stand and two people to sit, if there is a chair
there, so it is not very big. The rendering is just
meant to show |life as opposed to the actual nunber
of occupants or residents --

COW SSONER DE FUSCO  Thank you

THE WTNESS: -- and M. Matul e pointed
out, it is 25 square feet.

CHAI RMAN Al BEL: | think the edge of
the balcony is going to be the side of the building
next to it?

THE WTNESS:. It exactly at its
furthest point neets the building next to it --

CHAI RVAN Al BEL: So there'd be a

wal | --
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THE WTNESS: -- the sidewal k of that
bui | di ng.

CHAI RVAN AIBEL: -- so all of the
privacy issues are going to be directed out --

THE WTNESS: The privacy issue in
those cases really isn't an issue because there are
no ot her occupants or residents directly adjoining
to us.

CHI ARVAN Al BEL: Board nenbers?

COWM SSI ONER GRANA: M. Mnervini,
coul d you describe the location of the street trees?

THE WTNESS: Yes. | will refer to --
| brought several draw ngs show ng that.

| will use Sheet Z-2.

So we are proposing three street trees,
one al ong Madi son Avenue right here, which is
approximately -- well, it is a bit offset fromthe
residential -- excuse ne -- comercial entry, and
then one at the edge of the property line going to
the north, which will be the boundary of the new
driveway, the newy constructed driveway repl aci ng
the existing driveway, and then one at approxi mately
where the residential entry is, so there is one,
two, three.

COW SSI ONER GRANA: |s there a reason
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why there isn't a tree closer to, | would say, you
know, on Paterson, closer to Jackson?

| s that because of where the comerci al
entrance will be?

THE WII NESS: The existing |ight
conditions right here --

COWM SSI ONER GRANA:  Oh, yeah, the big
stop light there.

THE WII NESS: -- yes. It doesn't allow
us to put a tree there.

COW SSI ONER GRANA:  Ckay. Thank you.

THE WTNESS: As we were tal king about,
if the parking is a concern, there is a traffic
l[ight there. This isn't a free-flow So there is a
traffic light there, and I will reiterate, it has
successfully and safely been there for many years.

But what we are doing now, | should
say, is a better condition because we are encl osing
the cars, and we're also adding a safety warning
[ight, which will make the condition relative to
t hat exist better.

CHAI RVAN Al BEL: Board nenbers,
anyt hi ng?

CHAI RVAN Al BEL: Prof essi onal s?

MR. G URINTANO Wiile we are on street
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trees, just sonmething | just picked up glancing at
the plans right now just to construct the building
i ssue, you have a three-by-five tree grate on the
northern nost tree on Jackson Street, and all you
have is five feet between the bottom of the drop
curb for your driveway and the driveway on the
adjacent lot. | amnot sure you will be able to fit
that street tree in there because you' re not taking
into account any of the --

THE WITNESS: |'msorry?

MR. G URINTANO ~-- the curb flare, the
curb has to flare back up?

THE WTNESS: Yeah. | think we
actually did that.

MR. G URINTANO The way it's drawn
here, the flare isn't cut off on the one side.

THE WII NESS: | understand your
poi nt --

MR. G URINTANO [t's a
constructability concern.

THE WTNESS: -- | will point out --
get your point.

| will point out that the previous
application showed a three foot square tree grate,

which is what the standard. Now it is three feet by
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five feet, so | could probably reduce slightly the
wi dth of that driveway, the actual pressed curb
apron to acconmodate the tree and still provide
adequate entry, ingress and egress for the parking,
but I wll look at that condition.

MR. G URINTANO Continuing on wth
| andscapi ng, your testinony was you provided a
t wo- f oot setback on the property line to the
exterior wall of the garage. |Is that correct?

THE WTNESS: Two feet fromthis edge
back, that is the garage to the property line.

MR. G URINTANO How wide is that wall?

THE WII NESS:  Thi s?

MR. G URINTANO  Your planter wall that
cones up.

THE WTNESS: This is two feet.

MR. G URINTANG So what is the
t hi ckness of the wall?

THE WTNESS: The actual wall --

MR. G URINTANO If you are providing
two feet, and that wall is a nomnal one foot thick,
you have one foot --

THE WITNESS: It doesn't have to be one
foot thick. W certainly can make that four inches

t hi ck.
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| mean, we have it drawn, so that the
mat erial matches the garage. |'mnot sure that
that's the best esthetic way to handle it. Very
easily, this could be a wood frane railroad tie
pl anter of sone sort, and if this Board wanted us
to, we could speak to the owners of the adjacent
property and see if they had any suggesti ons.

MR. G URINTANO Well, ny only concern
is: |Is there adequate space for the vegetation?

THE W TNESS:. As Bob just pointed out,
it is actually 30 inches, not 24 inches, so | think
the answer is yes.

MR. G URI NTANO  Ckay.

THE W TNESS: Thank you, Bob

MR. G URINTANO One | ast question.

What is the wdth of the sidewal k
facing the garage to the curb face?

THE WII NESS: Along -- you're asking --

MR. G URINTANO Jackson Street, |'m

sorry.

188

THE WTNESS: Ckay. | may not have the

di mensi on, but | know there's four foot squares. It
is in the survey. |It's about 16 feet plus, because
each of those -- one, two, three -- about 16 feet.

MR. G URINTANO Al right.
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I n your testinony, you had di scussed
how vehi cl es have continually maneuvered into and
out of that driveway for whatever period of tine,
and they had free access with not having to come out
of the garage, not having any inpact on visibility.

THE WTNESS: Yes. Well, thereis a
gate. There's a gate line, a tall gate. It's about
a seven or eight foot high gate. It is not
automatic. They actually have to stop the car, pul
the gate open, and the photograph --

MR. G URI NTANO No

Where |'mactually going is your
testinony was that, you know, you feel that with the
i nclusion of the garage, that it is safe, and
woul d just like to hear sone commentary on the
visibility of vehicles as they back out of that
garage because the visibility is going to be
i npacted --

THE WIINESS: | think the visibility is
exactly as it was, again, because you got the --
cars are traveling fromsouth to north

If I may, cars are traveling fromsouth
to north, the majority. Certainly sone cars are
traveling west and nmake that right, but the ngjority

of cars are comng fromJersey City. They're
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entering back into town.

What they see right nowis the back of
this building and a tall gate |ine.

Let me see if | have a better
phot ograph of it. They passed it around, and they
still have it.

M5. CARCONE: This one?

THE WTNESS: Yes. Thank you

Here is the gate line, and you see
that's to hide the car, so | amnot suggesting it is
opaque, but it certainly would hinder visibility
relative to what your question is. | think the
condition now perhaps is even safer. Certainly for
oncom ng cars, because there could be a warning
light here. Nowthere is no warning light to know
when a car is entering or exiting.

Wth this construction, when the garage
door opens, there will be a visible warning Iight,
so they will know when a car is comng or not. The
condi tion backing out is approxinmately the sane.

MR. G URINTANO What's the width of
that area currently?

THE WTNESS: Well, it's about the
sane - -

MR. G URINTANO Not the gate. From
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the building to the property line, the open paved
area?

THE WTNESS: | could tell you fromthe
site plan -- the survey, excuse ne.

MR. GALVIN. "The survey says."

(Laught er)

THE WTNESS: It doesn't give ne that,
of course, but the total is 61 feet nine inches.
That is the total property |ine dinmension there. As
| mentioned, the property is irregular.

So do any of ny draw ngs show that?

| don't have the existing, but | have
t he proposed, but | don't have the existing.

| could give you an approxi mate
di nensi on, because we got 61.75 feet. It |ooks like
it is just about half --

MR. G URINTANG  Just bear with nme one
m nut e.

| actually have the survey of the
property.

So that is roughly 32 feet w de, the
way |"mscaling it.

THE WTNESS: Yes. That nakes sense.

MR. 3 URINTANO Ckay. So you are

taking a clear area of 32 feet in width, where you
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are backing out of, and you are conpressing it down
to -- what do you have, a 16 foot garage door on
t hat ?

THE WTNESS: But that is not accurate,
because we are not parking on that whole 32 feet
ri ght now --

MR. G URINTANO |'mnot talking about
parking. |'mtalking about visibility.

You know, there's a fence there. You
can see through the fence.

THE WIl NESS: Barely.

Have you been to the site?

"Il tell you why, because you can
barely see through that fence.

MR. G URINTANO It's still an open
ar ea.

THE WTNESS: Well, | understand your
point, and | amtestifying to the fact that having
been there, and I was nost recently there this
norning, that fence is as nmuch of a hindrance as
suggested as our door woul d be or door opening.
That is what | amtestifying to.

MR. G URI NTANO Thank you.

THE WTNESS: Yeah. And as Bob -- in

fact, again, M. Mitule helped me with ny testinony,
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it is a 16 foot wwde sidewalk, so it is not as if
the car is backing out directly onto the street.
There is, with any sense for a person pulling out
will go slowy enough, they got 16 feet of that
travel distance before you're seen, which is the

sane condition in terns of that dinension as

currently --
MR. G URINTANO That is unchanged.
THE W TNESS: Yes.
CHAI RVMAN Al BEL: So you are going to
have safety devices or whatever -- bells or
whi stles --
THE WTNESS: Yes, and we are al so
offering -- | nmeant to get to this. It didn't nmake

it to these plans, but it is relative to ny

testinony |ast week, and M ster -- Conmm ssioner
Branciforte is not here tonight -- we are proposing
to put, and I'll change the draw ngs, of course,

provided it's approved, an LED strip at that
threshol d --

MR. GALVIN. Yes. W are going to
refer to that as the "Branciforte device."

(Laught er)

THE WTNESS: -- for lack of a better

term
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So what the thinking is that the full
wi dth of the garage door enbedded into the concrete
before or after the drain will be an LED |light that
will also be illumnated upon the garage door
openi ng. One of the Conmm ssioners is very concerned
about the safety of those conditions, and we thought
this mght be a good way to satisfy his concerns.

CHAI RVAN Al BEL: One of the other
issues that | think came up in the |last hearing was
a concern about softening the side of the building
at street level on, | guess, both Jackson and
Pat er son.

| see that you have sonme boxes in the
right-of-way, but --

THE WTNESS: Yes. Qur thought was the
lot is only 25 feet, so there is no real -- it is
not really possible to make the buil ding nore
narrow, so we thought instead, because the sidewal k
is 16 feet, have a small two-foot planter box, with
Cty Council approval, it would be very low, but it
woul d soften that edge, and | think the rendering
describes it pretty well -- I"'msorry -- softens
t hat edge where the building neets the sidewal k
That was one of the other concerns, and we did

address them
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CHAI RVAN Al BEL: Thanks.

M. G ana?

COW SSI ONER GRANA: M. M nervini, the
comrerci al space will be subject to flooding
condi tions?

THE W TNESS: Yes.

COW SSI ONER GRANA:  So | think the
last tinme we tal ked about it, we tal ked about -- I'm
just trying to recall -- pressurized w ndows, are
you changing that now to the shield approach, to
softening the plans that -- for lack of a better
term - -

THE WTNESS. W need DEP approval for
this, NJDEP, so how we get there, | amnot quite
sure. An option is to have the barriers at just the
entry door --

COW SSI CENR GRANA:  Ckay.

THE WTNESS: -- and have the gl ass
designed, so it can wi thstand hydrostatic pressure.

Probably what we will do is they can be
put together nmore quickly in case of a flood, we
need their approval, so I'mnot quite yet sure which
direction we will go, but it will be one of those,
and the place will be dry wet proof ed.

COWM SSI ONER GRANA:  Thank you.
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MR. MATULE: Can | ask one nore
question?

MR. GALVIN:. Sure.

MR. MATULE: | think we probably have
covered it anyway, but | didn't get to it.

My question | wanted to ask, Frank, is
you did receive HZV s letter with the last revision
of Decenber 11th, 2014?

THE WTNESS: Yes, | have.

MR. MATULE: And you have no issues
addressing the itens raised in that letter?

THE WII NESS: No, | have no issues.

MR. MATULE: In addition to any other
comments that were nade here tonight?

THE W TNESS: Correct.

MR. MATULE: And assuming this is to
approved by Hoboken, Paterson Avenue is a county
road, so this would al so have to get Hudson County
site plan approval ?

THE WII NESS: Yes. W need Hudson

County site plan approval, and we need DEP approval

196

NJDEP for the flood hazard, and we need North Hudson

Sewer age Aut hority approval

MR. GALVIN. And the flood plain issue?

THE WI'l NESS:  Yes.
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Just regarding the buffer or the
pl antings that | proposed here to soften that edge,
as we tal ked about, the Hudson County Pl anni ng Board
has to approve that as well.

MR. GALVIN. The plan is to be revised
in order to maintain the street tree as shown on the
plan. This may require the redesign of the curbing,
and if so, it nmust be reviewed and approved by the
Board' s engi neer.

The garage roof planter is to have a
six foot tall shrub to provide a privacy screen for
t he nei ghbors.

Did you say six feet? | made that up

THE WTNESS: Well, six feet in total
We have a planter box that's already 42 inches tall,
so the renmi ning di stance coul d be plants as opposed
to a six-foot shrub.

M5. BANYRA:  You know, | scal ed off,
Frank, the planter box, and | know M. Matule said
they're 30 inches. They're scaling off at two feet,
and the only ones that are three feet are the ones
that the planter box is in front of. | amjust not
sure that big material will fit in tw foot --

MR. G URINTANO Wiich -- which --

THE WTNESS: | know there's many, so
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| "' m aski ng which planting box?

MR. GALVIN. |I'mtal king about the
gar age --

MR. G URINTANO North side --

MR. GALVIN: -- we don't care about
down by the driveway --

M5. BANYRA: Well, that one is two
feet, and then the one up on the roof is two feet on
the top, so -- at least that is what they are
scaling at.

THE WTNESS: It's 30 inches, and it's
di mension is 30 inches.

M5. BANYRA: (Ckay.

MR. MATULE: On Z--

THE WTNESS:. Z-5, | can absolutely
confirmthat --

M5. BANYRA: Yeah, because | think --

THE WTNESS: -- and nmake it nore
obvi ous - -

M5. BANYRA: -- the concernis
obviously that it's just too small. [|'mnot sure
you' Il get -- especially if we are tal ki ng about

sonething that's six foot, there is no base for the
roof --

THE WTNESS: And they're not going to
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be as we are discussing. The actual plant itself
won't be six foot.

MR. GALVIN. So then the planter box
will have to be alittle taller.

Vell, | changed it to: The garage roof
planter is to have a shrub sufficient in height to
provide a privacy screen for the neighbors and wll
achieve a total m ninmum hei ght of six feet.

THE WTNESS:. Yes, and we're talking
two different planter boxes --

MR. GALVIN. | neant the planter box
and t he shrub.

THE WTNESS. R ght.

MR. MATULE: Again, just so the record
is clear, | think the conversation Ms. Banyra and
M. Mnervini are having is about the planter at the
garage at grade --

MR. GALVIN. Then I'm not invol ved.

M5. BANYRA: No, both of them No,
both of them

MR. MATULE: Well, | don't think there
was any intention to have six foot high plants --

THE WTNESS: Qur thought was again
just to soften it, something |low, but there will be

a green screen on that wall, so it will achieve that
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sanme idea, and it is shown on the plans.

MR. GALVIN. O we could have the
pl ans --

(M. @Glvin and Ms. Banyra confer.)

MR. GALVIN. Ckay. | have to change
t hat .

Let's nove on.

CHAI RVAN Al BEL: Anybody el se?

No.

Let ne open it up to the public. Does
anybody have questions for M. Mnervini?

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

COW SSI ONER GRANA:  Second.

CHAI RVAN AIBEL: Al in favor?

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

MR. M NERVI NI : Thank you.

MR. MATULE: M. Cchab, you were
waiting very patiently.

MR. OCHAB: Three and a half hours.

MR. GALVIN. Do you swear to tell the
truth, the whole truth, and nothing but the truth,
so hel p you God?

MR. OCHAB: Yes, | do.
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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 WTNESS: Ken Cchab. That's
O c-h-a-b.

CHAl RVAN Al BEL: W do.

MR. MATULE: Thank you.

M. Cchab, you are famliar with the
mast er plan and the zoning ordi nance of the Gty of
Hoboken?

THE W TNESS:  Yes.

MR. MATULE: And you are famliar with
t he proposed project as reconstituted?

THE WTNESS: | am yes.

MR. MATULE: And you prepared a report,
dat ed 5/20/ 147

THE WTNESS: | did.

MR. MATULE: And could you go through
your report and give us your professional opinion
regardi ng the requested variance relief?

THE W TNESS:  Yes.

So we have several variances wth
respect to this property.

As Frank indicated, the property is
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very unusual because it is small. [It's an

undersi zed property at 1811 square feet in size, and
it is a corner property, which also, every tine you
have a corner property, it has limtations and in
sonme degree constraints.

So with respect to zoning, we are in
the R-3 zone. W have two preexisting nonconformng
conditions. One is the lot size, which is again
1811 square feet, and the other preexisting
nonconform ng condition is the lot depth, which is
inthis case 72 feet average down the center, 61 on
t he Jackson Street side, and 83 on the -- on the
internal |ot side size, so those are the two
preexi sting nonconform ng conditions.

Wth respect to the application itself,
we have one D variance, whichis alot -- whichis a
bui | di ng hei ght variance for the nunber of stories.
W are at five stories, where four are proposed, and
we al so have a hei ght variance for the physical
hei ght of the building at 42 and a half feet ABF,
whi ch, again, that happens to be a C vari ance
because it's less than ten percent of the all owabl e
physi cal hei ght.

So | only have the one D variance for

height, and I will thank ny lucky stars we don't
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have a density variance this evening --

(Laught er)

-- so | don't have to go through the
process agai n.

So in terns of the other C variances,
as Frank indicated, we have a | ot coverage variance
for the first floor, which includes the deck above
t he garage space at 96 percent, and the buil ding
itself above that, which is at 72 percent of the |ot
cover age

In addition to that, we have a front
yard variance at zero feet, where five to ten is
required; a rear yard variance at two feet, and then
an approved coverage variance at -- we are at 51.8
percent, where, as you know, 12 percent is required.

So with respect to the height variance,
again, we are proposing a five-story building, four
stories above the retail use on the first floor. W
have a flood condition situation there, so we have
to elevate the residential above. W are basically
replacing a retail and two units with a retail at
800 square foot, and then two units above that.

Those two units are large famly units.
They are 2300 and 2500 square feet in size, so they

will be clearly nultiple bedroom nultiple bathroom
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multiple children, and multiple famly, so we have a
ot of nultiples in the space.

Wth respect to the height of the
bui I ding, of course, we need to go by what is called
the Grasso criteria and also the Coventry criteria.

Basically, as you heard ne before, is
| ooki ng at the height of the proposed building with
respect to the height of the buildings in the
i mredi ate surrounding area. O course, the building
i mredi ately adj acent to us to the east was just
recently approved a while back, which is again a
five-story building, four over one at essentially
t he exact sanme height as we are proposing here in
this application.

So in terns of the physical type of
grade, we have a 52 and a half foot building from
grade, next to a 52 and a half foot building from
gr ade.

Wth respect to the buildings on
Jackson, again, | think -- |I hate to over photograph
this, but we used A-3. The building on Jackson to
the imediate north of the site is approximtely 50
feet in height.

This is the old convent building from

St. Joe's Church, and, of course, the school house
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building fromSt. Joe's is basically a six-story
bui | di ng beyond that, and it has a penthouse which
ki nd of overl ooks everything beyond this. So
clearly, we are sort of matching up with what we
have on Jackson from an over perspective.

Cont i nui ng down on Paterson Avenue,
again, we have a couple of five-story buil dings
there as well.

And if we | ook across to Cbserver
H ghway, again, we have five and six-story buil dings
with respect to that. Sonme of that, if not all of
it, is showmn in the report photographs three and
four of ny report, and al so photographs five and
Si X.

MR. GALVIN.  You know, we m ght be
okay.

THE WTNESS: Ckay. Got you.

Wth respect to the C variances then,
you have two criteria with respect to the Cs, which
is whether there is a hardship or the granting of
the variance, the benefits of granting the variance
woul d out wei gh any detrinent.

Here we have a constrained property, so
my view on the | ot coverage, front yard, rear yard

is based on hardship, so it would be a CG1 vari ance,
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hardship with respect to | ot coverage, because we
are just trying to get the bulk of that building on
the site again, which is very small.

So when you put a normal building on a
very small site, you have excessive coverage.
Nevert hel ess, our coverage is 76 percent on the
site, which is not that bad considering we are on a
corner property, so we have multiple setbacks,
again, with the constrained configuration of the
property.

Wth respect to the roof coverage, roof
coverage is a result of putting an outdoor space on
the top of that roof for the upper duplex. The
| ower dupl ex uses the space over the garage, so
again, it is providing sone private outdoor space
for the famly that will live in the area, and
again, that's a benefit | think here which outweighs
any detrinent.

Wth respect to the inpacts of granting
the variance, in ny viewthere is no substanti al
i npact here. Again, we are matching the building to
the east. The building on Jackson to the north is
clearly set back far enough as to not create any
i npacts on that buil ding.

Then across the street, of course, we



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Kennet h Ochab 207

have the proposed park and the single-story
bui l di ng, which is the bar/restaurant, Jack's,
whatever it is. | forget the nane.

So there is no substantial inpact with
respect to the granting of the D and the C
vari ances.

And with respect to the inpact or
effect on the zone plan, the zoning ordi nance, there
again we are providing a reasonabl e approach to this
property, and a corner property, which the zoning
ordi nance at |east suggests should be devel oped as
conpletely as practical or necessary because the
corner properties are the anchors of the bl ock, so
with respect to that, | don't believe there would be
any substantial detrinent nor inpairnment to the
zone.

So with that, M. Chairman, | wll
st op.

MR. GALVIN. Thank you.

CHAI RVAN Al BEL: Thank you very nuch.

Board menbers?

COWM SSI ONER GRANA:  No questi ons.

MR. GALVIN. Anybody in the public have
any questions of the w tness?

There is nobody in the public.
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COW SSI ONER COHEN:  Mbtion to cl ose
the public portion.

COW SSI ONER GRANA:  Second.

CHAIl RVAN AIBEL: Al in favor?

(Al Board nenbers answered in the
affirmative.)

MS. BANYRA: M. Chairman, can | just
make one question -- coment?

In my report, M. Cchab correctly noted
that there is one D variance for height. He is
correct, that it is a C variance because it doesn't
exceed ten percent.

So | think ny report indicates two D
variances, but he is correct. It is one D variance
for the nunber of stories, but not for height.

COWM SSI ONER GRANA:  For fl oors.

V5. BANYRA: Nunmber of stories,

correct.

And the rest of the C variances, of
course --

MR. GALVIN. You are seeing stories as
fl oors.

COW SSI ONER GRANA:  Fl oors, stories,
yeah. It neans the sane thing. |'mjust

clarifying.
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Thank you.

M5. BANYRA: The bal ance of the
vari ances, including |ot area since they're renoving
the buil ding would be technically required.

MR. MATULE: Very briefly, | think the
proj ect has been designed to fit the corner. |
certainly think M. Mnervini has gotten the
feedback fromthe Board and has redesi gned the
building. It is in keeping wwth the street scape on
Pat erson Avenue. It finishes off the block. The
hei ght is appropriate.

| think everybody will agree it is a
substantial, physical, and esthetic inprovenent, and
it is also going to bring the building into
conpliance with the flood plain issues, which is
inmportant in this section of town, so | wll keep it
brief. The hour is |ate.

CHAI RVAN Al BEL: Thank you.

"1l open it up to the Board.

COW SSI ONER GRANA:  To del i berati ons?

CHAl RVAN Al BEL: Pl ease.

COW SSI ONER GRANA:  Ckay. | will go
first.

| think that this application tries to

address the lot conditions that exist.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

210

| think I will start with the D. Wth
respect to the variance on floors, | agree wwth M.
Cchab's testinony, that the structure would be in
alignment with the structures that are around it in
the inmmediate vicinity.

| think the C variances nostly relate
to the fact that it is an undersized lot, and it
al so has to satisfy the need to have frontage on
bot h Paterson and on Jackson.

| think the CG1 variance really cones
into play here. | think there is a natural hardship
wth the lot, and | think we are seeking relief, and
| woul d support it.

| also appreciate there is not a facade
masonry variance here, and we brought sonething in
that is nore of | guess the Hoboken | ook in context.
| think there are sone architecturally notable
properties on Jackson, and | appreciate that effort,
so | would be in support of the application.

Thank you.

CHAI RVAN Al BEL: Anyone el se wish to
comment ?

MR. GALVIN. Should | read ny
condi ti ons?

CHAI RMAN Al BEL: That woul d be a good
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i dea.

MR. GALVIN. One: The applicant's
architect is to consult with the Board's planner to
ensure that the planted shrubbery reflects the
obj ective shown to the Board and to ensure that the
garage roof planter as planted will provide an
adequat e privacy screen for the nei ghbors.

Two: The plan is to be revised in
order to maintain the street trees. This may
require the redesign of the curbing, and if so, mnust
be revi ewed and approved by the Board's engi neer.

Three: The applicant is to obtain the
approval of the Flood Plain Adm nistrator, all of
t he outsi de agency approvals you' ve |isted, and the
review |l etter that conbined the planner/engineering

letter as to the details that are open.

COW SSI ONER FISHER  1'I ] just say one
qui ck thing.

| think this is a great exanple of how
design goes a long way. | nean, | renenber the

original one, and | know you | oved the design, and
it's beautiful, but I think we thought at the tine
it was this inposing nodern building at an entry

poi nt into Hoboken, and now suddenly when you | ook

at it, it's softer, and it seens to be nore of an
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inviting entryway, and the building just seens |ess
inmposing than it did before, so | would echo a | ot
of what Commi ssioner Grana said, and | would
probably be supportive of it.

CHAI RVAN AIBEL: So | will just add --

COW SSI ONER COHEN:  Just a bri ef
comrent, which is that | actually was in the
mnority of the people who thought the original
desi gn was a good one --

(Laught er)

-- | heard M. Mnervini not to be
anyt hi ng but proud of it.

That being said, | think this is also a
very nice design, and | think that it is responsive
to the concerns largely that were expressed at that
meeting, so | think that, you know, | applaud the
desi gner for addressing those issues.

CHAI RVAN AIBEL: | will just add that |
don't think it was the design alone that caused the
prior decision, but | think you have done a very
good job in addressing the other issues that we had.

| can't say that | amthrilled that we
are close to a hundred percent |ot coverage, and if
the ot were a little different and a little |ess

uni que, we woul d be pressing you as we did the prior
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applicant, but | think the testinony about the

bui | ding adjacent to it, which was one of our recent
i nterveni ng approval s makes ne feel confortable that
the scale of this construction will be appropriate
under the circunstances, and you did a good job I
think trying to address sonme of our concerns about
softening up the street scape, so | can certainly
get behind the application.

So woul d sonebody |i ke to nake a
noti on?

COW SSI ONER GRANA: | make a notion to
approve 14 Paterson with the conditions.

MR. GALVIN. | added one additi onal
one: The facade is to be constructed as shown to
the Board at the tinme of the hearing, because it's
essential to the decision.

COWM SSI ONER GRANA:  Mbtion to approve
14 Paterson wth said conditions.

COW SSI ONER MC ANUFF:  Second.

M5. CARCONE: Conm ssi oner Cohen?

COW SSI ONER COHEN:  Yes.

M5. CARCONE: Conmi ssioner DeFusco?

COW SSI ONER DE FUSCO.  Yes.

M5. CARCONE: Conm ssioner G ana?

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

COW SSI ONER MURPHY:  Yes.

M5. CARCONE: Conmmi ssi oner Fi sher?

COW SSI CENR FI SHER  Yes.

M5. CARCONE: Conmm ssi oner McAnuff?

COW SSI ONER MC ANUFF:

Yes.

M5. CARCONE: Conmi ssi oner Ai bel ?

CHAI RVAN Al BEL:  Yes.

MR. GALVIN. Happy holi days.

CHAI RVAN Al BEL: Before the Board

breaks up, we have one piece of business.

density.

MR. MATULE: Thank you very nuch.

CHAI RVAN Al BEL: Happy hol i days.

MR. GALVIN:. Thank God,

(Laught er)

(The matter concl uded.)

t here was no

214
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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 testinony as taken
stenographically by and before ne at the tine, place

and date herei nbefore set forth.

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

s/Phyllis T. Lewis, CCR CRCR

PHYLLIS T. LEWS, C C R Xl01333 C. R C R 30XR15300
Notary Public of the State of New Jersey
My conmm ssion expires 11/5/2015.

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

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

REGULAR MEETI NG OF THE :

HOBOKEN ZONI NG BOARD COF : Decenber 16, 2014
ADJUSTMENT : Tuesday 11:30 p. m
- - - - - - - - - - - -4 -4 4 - - - - =X

Hel d At: 94 Washington Street
Hoboken, New Jersey

BEFORE

Chai rman Janes Al bel

Commi ssi oner Phil Cohen

Comm ssi oner M chael DeFusco

Comm si oner Antonio G ana

Conmi ssi oner Di ane Fitznyer Mirphy
Commi ssioner Tiffanie Fisher

Comm ssi oner Ownen M ANuf f

ALSO PRESENT:
Ei | een Banyra, Pl anning Consultant

Janmes G urintano, PE, PP
Board Engi neer

Patricia Carcone, Board Secretary

PHYLLIS T. LEWS
CERTI FI ED COURT REPORTER REPORTER
CERTI FI ED REALTI ME COURT REPORTER
Phone: (732) 735-4522



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

APPEARANCES

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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CHAI RVAN Al BEL: Everybody, thanks very
much for hanging in on a tough night, but it was a
good eveni ng.

W are going to lose technically a
coupl e of our nenbers at the end of the year.

M chael's term expires, as does Carol Marsh, as does
Tiffanie's.

Reorgani zation wll occur in January.
| personally am hopeful that we see you all
reappoi nted, because | think you are great and add
great value to this Board.

| have had a great tine being with you
guys for your respective terns, but we need to nove
forward wth reorgani zation, so what we need to do
is formsubcommttees to evaluate the RFQs that have
been responded to by our professionals.

W& have an engineering RFQ that needs a
subcomm ttee, and we have the planner's RFQ that
needs a subconmm ttee.

M. @Gl vin sonmehow or another conmtted
an antitrust violation and has excluded the field --

(Laught er)

-- so | decided that | would eval uate
the attorney. But | have asked Antonio to work with

John Branciforte to evaluate the engineer's
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proposals. And although I have not had a chance to
ask Phil, | hope he and Diane will be prepared to
eval uate the pl anners.

And if that is okay wth everybody,
what | would do is tell Brandy Forbes to create drop
boxes for everybody. Everybody will get access to
the responses, but I will ask Phil and D ane and
Antoni o and John in absentia to do that work.

COWM SSI ONER COHEN: | am j ust
wondering if | could work on the engi neeri ng.

CHAI RVAN AIBEL: It is a matter of
indifference to ne.

MR. GALVIN. So who wants to swap?

CHAl RVAN Al BEL: Well, John is not
here, so he gets to be swapped.

MR. GALVIN. kay. There you go.

M5. CARCONE: So Antonio and Phil on
t he engi neer, and D ane and John Barnciforte on the
pl anner.

CHAI RVAN Al BEL: Yes, bingo. Thank
you.

COW SSONER DE FUSCO | just wanted to
add, it's been a pleasure, and | would |love to be
back here next year at the wll of Gty Council

But regardless of that, it has been a pl easure
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serving wth a nunber of you for a nunber of years,
Phil, and, Chairman. But for the new nenbers, |
think that this Board, this year has been one of the
nost productive yet. | think there has been good
di scourse, and | think that the city is in very good
hands with responsible citizens, so | appreciate
your insight, and you know, regardl ess of what
happens, | am al ways your nei ghbor, so pl ease feel
free to keep in touch.

COW SSI ONER MURPHY:  But we hope you
are here, sitting right here.

M5. BANYRA: You can sit next to M ke
Evers.

(Laught er)

COW SSI ONER DE FUSCO.  Happy hol i days
everyone.

Al BEL: Happy hol i days, everybody.

Motion to close?

COW SSONER DE FUSCO  Mdtion to cl ose

COW SSI ONER GRANA:  Second.

(The neeting concluded at 11:30 p.m)
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CERTI FI CATE

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

and date herei nbefore set forth.

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

s/Phyllis T. Lewis, CCR CRCR

PHYLLIS T. LEWS, C C R Xl01333 C. R C R 30XR15300
Notary Public of the State of New Jersey
My conmm ssion expires 11/5/2015.

This transcript was prepared in accordance with
NJ ADC 13:43-5.9.



