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1          (Meeting called to order at 7:00 p.m. with

2 recitation of compliance with the provisions of the

3 Open Public Meetings Act of the State of New Jersey.) 

4          COMMISSIONER HOLTZMAN:  Pat, please call the

5 roll.  

6             (Roll call taken) 

7          COMMISSIONER HOLTZMAN:  Thank you.  So,

8 first, we're going to have a short presentation from

9 Rutgers University.  This is in regards to the program

10 called the NJ Future, on a post-super storm Sandy

11 health impact assessment.  And I'm going to ask

12 Commissioner Marks to give us a quick introduction on

13 this.

14          COMMISSIONER MARKS:  Thank you, Mr. Chairman. 

15 As some of you may know, the City of Hoboken received a

16 $200,000 grant from the State of New Jersey, Department

17 of Community Affairs for community development block

18 grants for disaster recovery, and it was basically to

19 prepare a post-Hurricane Sandy disaster recovery plan. 

20 There were five components of that plan, including

21 updating the City's design guidelines involving floor

22 plans, and also, updating the City's storm water

23 management plan.

24          So, Rutgers, in cooperation with New Jersey

25 Future is doing a health impact assessment on
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1 communities that were affected by Super Storm Sandy. 

2 We thought it was a good opportunity to partner with

3 Rutgers.  They're actually doing academic research both

4 pre- and post-storm water management plan preparation

5 in terms of the impacts on public health as it relates

6 to storm water management and green infrastructure,

7 specifically.

8          So, we have John Carnegie here from Rutgers,

9 who will elaborate.

10          JOHN CARNEGIE: Thank you, Mr. Chairman,

11 Steven, Members of the Board, for giving us the

12 opportunity to come in here and tell you a little bit

13 about the project that we're undertaking.  I'm here

14 tonight with Terry O'Hare (phonetic), Hoboken's here

15 with New Jersey Future.  New Jersey Future is one of

16 the partners on our project.

17          This project is actually funded by something

18 called the Health Impact Project, which is a

19 collaboration of the Pew Charitable Trust and the

20 Robert Wood Johnson Foundation.  They are funding

21 throughout the country, the sort of establishment and

22 nurturing of an area of practice called health impact

23 assessment.  

24          There have been a number of -- I'll tell you

25 a little bit about what a health impact assessment is
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1 in a few minutes.  But they have been investing in

2 health impact assessment, to conduct health impact

3 assessments on public decision making over the last

4 several years, and have a keen interest -- had a keen

5 interest in understanding how the tool of impact

6 assessment could be used in a disaster recovery

7 context. 

8          So, they designated some funds to New Jersey,

9 Rutgers, the Boston School in collaboration with the

10 Rutgers Biological and Health Sciences Group, which is

11 the former UMDNJ are the recipients of the funds, and

12 were working with New Jersey Future and Sustainable

13 Jersey, actually, and through the sustainability

14 Institute have called New Jersey to conduct this

15 project.

16          Hoboken is one of our case study sites, which

17 we selected after a fairly lengthy screening process to

18 try to identify some projects that we thought were

19 appropriate for the conduct of the health impact

20 assessment.  We're also working with Little Egg Harbor

21 Township in southern New Jersey, along the coast,

22 looking at some buy-out strategies that they are

23 considering down in -- in the coastal areas of Little

24 Egg Harbor Township.

25          Here, we're looking at the storm water
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1 management plan element, the storm water -- update of

2 the storm water management plan element of the master

3 plan.  And that's why we're here tonight, to do that

4 and tell you about the project.

5          We're at the very beginning of the project. 

6 Essentially, health impact assessment is a tool that's

7 used to -- that's sort of built on the foundation that

8 health -- public health and health outcomes from the

9 public's perspect-- the health outcomes of the public

10 over time are influenced by many things that aren't

11 related to access to healthcare and going to the doctor

12 and seeing and participating in the healthcare sector,

13 but also through many decisions we make about the

14 environment; whether we have transportation options;

15 whether we have access to fresh food, the

16 characteristics of kind of the social determinants of

17 health. 

18          And health impact assessment is a tool to

19 look at public decision-making; whether it's a specific

20 project, a plan that's being put in place, a program

21 being implemented, or something of that nature, where

22 you can create a forum for thinking about the health

23 impacts of that decision in areas where you might not

24 have immediately thought there might be health impact.

25          So, in this case, we're looking at storm
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1 water management plan update.  So, the focus of the

2 City has been on -- in this instance has been on green

3 infrastructure and the management of storm water

4 management to reduce flooding.  You can imagine that

5 there are health risks of flooding, and the storm water

6 management thing has the potential to reduce those

7 risks.

8          Green infrastructure may have additional

9 risks and additional benefits associated with it.  So,

10 we are conducting a process that is looking at what the

11 impacts of flooding are on public health, what we know

12 from the literature.  We're going to be conducting a

13 stake-holder engagement process in the City, including

14 a survey, as well as focus groups and round-table

15 discussions with different stake-holder groups in the

16 City to understand how flooding in the past -- how

17 repetitive flooding in the past has impacted Hoboken;

18 and how that has then impacted people's health in a

19 variety of ways.

20          We're going to be collecting information on

21 the sort of health status of residents as it relates to

22 flooding in the aftermath of Hurricane Sandy and other

23 events that have happened before and probably have

24 happened since.  All of that will be used to inform --

25 hopefully inform decision-making that will either be
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1 made by you all at the Planning Board, or perhaps, City

2 Council, in terms of any ordinances that are adopted,

3 and how you -- how you incorporate green infrastructure

4 aspects in the storm water management that you're

5 doing.  And we hope that we can, through this process,

6 provide new information, additional information to the

7 board, and you all, as decision-makers, that will

8 hopefully help to kind of optimize the benefits, the

9 health benefits of the storm water management plan

10 elements, as well as minimize any risks that might be

11 present from different ways of approaching green

12 infrastructure in the City.

13          So, we have -- we kicked off the process

14 about a month ago, with an initial advisory committee

15 meeting, to which we invited a number of folks that had

16 been previously involved in the green infrastructure

17 strategic plan that the City developed, through the

18 Together North Jersey grant that was received last

19 year.

20          And then, we've -- at that meeting  -- asked

21 who else we should be speaking with, talked about

22 different aspects of what the scope of the health

23 impact assessment might be or should be, and one of the

24 things that was pointed out was that the decision

25 makers here, in addition to City Council, will be the
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1 Planning Board.  And we decided at that meeting that we

2 needed to come and brief you, to make sure you're in at

3 the sort of ground level of the process so that you're

4 fully aware of what we're doing, and hopeful, can

5 engage with us as we move through the process.

6          And we'll be coming back at different stages,

7 probably -- perhaps twice, but definitely at the point

8 where you're presented with a draft element to -- a

9 draft -- a modified element to the storm water

10 management plan of the master plan, so that we can

11 present our findings as we go.  And hopefully, we'll be

12 providing information to you that is informative to

13 your decision-making process.   But at the same time,

14 we're also using this as a case study for the health

15 impact project, nationally, on how other communities

16 that are impacted by disasters that relate to flooding

17 can use the knowledge gained from our process in their

18 decision-making processes about how to best manage

19 storm water events, and things of that nature, and how

20 the process of HNA might be adapted to disaster

21 recovery planning either before a disaster occurs, or

22 after.

23          So, we thank you for your participation, and

24 we look forward to conducting the process -- or

25 conducting the project over the next several months. 
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1 The expectation is; we'll be completed in a little less

2 than six months.  So, we'll be back probably in May or

3 so, depending on the schedule of the update to the

4 master plan.

5          COMMISSIONER HOLTZMAN:  Okay.  Thank you very

6 much.

7          JOHN CARNEGIE:  If you have any questions,

8 I'll be happy to answer them; otherwise, I'm in touch

9 with the Chairman, and filter your questions through

10 the Chairman as well as through Steve.

11          COMMISSIONER HOLTZMAN:  Anybody have any? 

12 Ann, sure, go ahead.

13          COMMISSIONER GRAHAM:  So, you said you will

14 be surveying residents.  And how will you gather the

15 information that you need in order to assess this with

16 residents and their impact?

17          JOHN CARNEGIE:  We'll be developing a survey

18 that will solicit participation in a variety of ways. 

19 It will most likely by an online survey, with a hard

20 copy version.  It will be mostly -- some -- the one

21 battery of questions will be about people's experiences

22 related to the flooding, in terms of frequency and

23 impacts, and things like that, and also, trying to get

24 out self-reported data that they can provide us on

25 health status, in a variety of ways.
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1          The questions of health status will be

2 tracked with the regularly-collected data that is

3 collected, generally and reported at the county level. 

4 So, there's a behavioral health risk assessment that's

5 done on a very regular basis, and there's sort of

6 longitudinal data related to that.  So, we're trying to

7 collect data specific to Hoboken, and we'll compare

8 that to the county.

9          COMMISSIONER GRAHAM:  Okay.  But my concern

10 would be; you said online.  And I'm not sure that there

11 are a lot of probably elderly residents that were

12 severely impacted and a lot of them elderly women, and

13 I would hope that you would look into the elderly and

14 the differences between -- gender differences between

15 men and women, especially as related to Sandy.

16          JOHN CARNEGIE:  Indeed, that's a very good

17 point.

18          COMMISSIONER GRAHAM:  And they're not going

19 to look online for a survey.

20          JOHN CARNEGIE:  In addition to the survey

21 piece itself, we're doing focus groups.  We identified

22 4 focus groups on targeted populations, one of which

23 were older residents, as well as low income residents. 

24 And we're going to attempt to see if we can -- and

25 recruit folks that are foreign born, not native English
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1 speakers, as another potentially vulnerable population

2 that would be important, probably through the focus

3 group method.  But we'll also have paper copies

4 available.  

5          And we do frequently do surveys, and have a

6 whole area of practice within the Bloustein School,

7 that deals with older adults, and we have means of sort

8 of walking them through the surveys as well.

9          COMMISSIONER GRAHAM:  Well, I would encourage

10 you to do gender differences --

11          JOHN CARNEGIE:  Absolutely, yes.

12          COMMISSIONER GRAHAM:  Okay.  Thank you.

13          COMMISSIONER HOLTZMAN:  Anybody else have any

14 questions?  Great.

15          JOHN CARNEGIE:  All right?

16          COMMISSIONER HOLTZMAN:  Thank you so much.

17          JOHN CARNEGIE:  Thank you.  I'm sure all of

18 you were here for this (laughter), nothing to do with

19 redevelopment, I'm sure.  Thank you very much.

20          COMMISSIONER HOLTZMAN:  Okay.  And the second

21 item on our agenda this evening is the Hoboken Railyard

22 Redevelopment Plan.  Director Forbes, can you give us

23 an introduction on this?

24          COMMISSIONER FORBES:  Sure.  Just for people

25 in the public to know; now, I'm the Director of
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1 Community Development for the City.  I also serve on

2 the Planning Board.  I wanted to first take a step

3 back, just to explain a little bit about the

4 redevelopment process.  

5          In redevelopment, the first step is to

6 designate an area in need of redevelopment, and that

7 was done for the Hoboken yards area in 2007.  The next

8 step will be to adopt a redevelopment plan and what a

9 redevelopment plan consists of; it's a hybrid of a

10 master plan, and a zoning ordinance for the entire

11 site.  It determines the non-transportation or non-

12 transit redevelopment uses, while encouraging and

13 facilitating terminal improvements.

14          It is not only a representation and division

15 of the area, but it also establishes the land uses, and

16 sets the stage for negotiating a redevelopment

17 agreement.

18          To be clear; it is only after a redevelopment

19 plan is adopted that a redevelopment agreement can be

20 negotiated, and a redeveloper designated.  So, at this

21 time, there is not a designated redeveloper.

22          After designating the area in 2007, there are

23 a few planning steps that have been taken.  In 2008,

24 the City and New Jersey Transit had prepared -- had New

25 Jersey Transit prepare a plan that ended up with a
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1 total development square footage, which in the end, was

2 determined not reflective of the character of Hoboken,

3 and was not adopted.

4          In 2011, the City decided to prepare a

5 redevelopment plan for the site, that was driven by the

6 City of Hoboken.  The City Council hired Wallace

7 Roberts Todd for this task, and we do have Nando

8 Micale, who represents WRT, in the audience.  He's here

9 in a listening capacity.

10          Following -- we had an extensive community-

11 driven design process, and following that -- with

12 multiple public meetings and state groups.  Following

13 that, the administration had presented a draft plan to

14 the City Council, in September of 2012.  At that time,

15 New Jersey Transit and their contract developer had

16 asked to discuss the economic analysis of the plan to

17 ensure that all expected costs are being considered.

18          But before that discussion could actually

19 take place, Superstorm Sandy hit, and there were many

20 additional issues that needed to be considered.  So,

21 after Sandy, and then receiving New Jersey Transit's

22 confidential pro forma in early 2013, the City

23 determined that there would be a need to cover

24 additional costs for flood damage prevention measures,

25 along with some other issues.
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1          The administration conducted an updated

2 economic analysis, and incorporated post-Sandy flood

3 mitigation measures, as well as some feedback from the

4 community and the City Council's subcommittee in

5 creating revisions to the draft redevelopment plan to

6 make it more resilient and sustainable.  And that's the

7 plan that is before the Planning Board tonight.

8          The City's revised plan calls for a baseline

9 of $2.76 million square feet mixed use project, with an

10 additional potential bonus of 125,000 square feet of

11 commercial space permitted if the commercial space is

12 architecturally creative to allow for more light and

13 air, and as well, if it -- as long as it's designed to

14 the legal standard.  All buildings are expected to be

15 Weave Silver standard (phonetic).

16          Two-thirds of the overall plan is for office

17 space; one-fourth is for residential space, and the

18 remainder is retail space.  The plan would create a

19 mixed use project that would significantly diversify

20 the local economy and support local business use, and

21 revitalize the Hoboken terminal area and the Observer

22 Highway area, the essential gateways into Hoboken.

23          As I mentioned, there was an economic

24 analysis conducted on this amended plan, done by

25 Freeman, Frazier and Associates, and it did clarify
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1 that the implication of this plan would be economically

2 viable.

3          Based on the feedback from the City Council,

4 New Jersey Transit and members of the community, and

5 lessons learned from Superstorm Sandy, various changes

6 were made to the draft plan.  Additional commercial

7 density was created to make the project economically

8 viable.  The maximum of the tallest commercial building

9 was increased from 19 stories to 22 stories, to

10 accommodate that square footage.

11          The height limitations on the site closest to

12 the PATH remain the same, and there's no change to the

13 residential population.  The site closest to the PAT is

14 actually in the historic district, so it was intended

15 to keep the density outside of that historic district

16 area.

17          Based on community feedback, the blocks were

18 separated into their own tax parcels; streets were

19 extended to the southern end of the property, and a

20 service road that would run behind the buildings,

21 parking deck access was established from the access

22 road, rather than from side roads or from Observer

23 Highway.

24          The 2012 plan had included a provision for a

25 performing arts center.  In order to provide more
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1 flexibility to the City on what other potential uses

2 might be available for that area, it was changed to be

3 an indoor public space, noting that this may include a

4 variety of uses, such as a performance space, public

5 meeting rooms, and other civic uses to be determined by

6 the City.  And the final design will be negotiated in

7 the redevelopment agreement.  

8          Stricter traffic language was included, such

9 as references to the existing severe conditions, and

10 the need for the developer to address the constraints

11 of the train over pass teasels on nearby streets to

12 accommodate better traffic flow.  Parking ratios for

13 the commercial and office space were maintained, but

14 the parking rations for residential sites was actually

15 increased to .75 per unit, along with the corresponding

16 provision of a 10-foot height increase in the site to

17 accommodate the additional parking spaces.

18          The plan includes requirements for shared car

19 services and bike share in the buildings, to facilitate

20 less car usage.  In addition, one option to address

21 parking concerns, new residents in the new buildings

22 may not -- it may be that they are not permitted to

23 have parking permits to park on the streets in Hoboken,

24 and that will be determined in negotiating a

25 redevelopment agreement.
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1          The revised plan includes various flood

2 mitigation measures, including requiring the separation

3 of the sanitary sewer and storm sewer, sewer pumps to

4 serve the property, compliance with the City's flood

5 damage prevention ordinance, and encouraging the

6 construction of storm surge protection at Warrington

7 Plaza, a varied mix of stairs, seating, irrigated green

8 walls may be needed to do that but that will be, again,

9 negotiated in the redevelopment agreement.

10          So, before you is the redevelopment plan.  It

11 was introduced by the City Council in November, and

12 forwarded to the Planning Board for your review to

13 determine if it's consistent with the master plan, and

14 any recommendations the Planning Board may have.

15          COMMISSIONER HOLTZMAN:  Thank you, Director. 

16 Dave, I know that you prepared a professional review

17 letter on this --

18          DAVE ROBERTS:  Yes.

19          COMMISSIONER HOLTZMAN:   -- regarding the

20 planning; can you give us a recap of that?

21          DAVE ROBERTS:  Sure, essentially, the

22 observations of the plan direct forums that have

23 already made some references to some of the

24 accommodations that were made or changes that were made

25 between the 2012 and 2014 plan, but effectively, some
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1 of the things that are consistent is the -- as Brandy

2 mentioned, the creation of separate parcels; that was

3 done by the extension of the north/south streets across

4 to the railyard side or Observer Highway, which created

5 blocks that were effectively recreating the grid of the

6 existing street system.

7          The other aspect of it that we noted was;

8 there's a division at Park Street between a focus on

9 commercial and office space closer to the terminal, and

10 residential to the west, which is relatively consistent

11 with the block patterns and the existing uses on the

12 opposite side of Observer Highway.  We also noted that

13 the heights and FARs of the blocks that were -- of the

14 residential mixed use blocks -- and all of the blocks

15 are mixed use; it's just what the mix of the use is

16 emphasized.  In the residential blocks, the building

17 heights range from six stories to -- some of them are

18 higher than six, but they're relatively consistent with

19 the multiple variety of numbers of stories on the

20 opposite side of the highway.

21          We also noted that with respect to the FAR,

22 there's Blocks 6 and 7, which are opposite the Newman

23 Letters site, which is an area in need of

24 rehabilitation and a redevelop plan that's being

25 prepared for that, independently of the Hoboken yards,
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1 obviously, that the projections in terms of the

2 economic realities are very similar.  And actually, at

3 the Newman Letters site, we're looking at a slightly

4 less FAR, but clearly, consistent in terms of the range

5 patterns.  There was a definite effort in the

6 redevelopment plan to look at the context of the blocks

7 on the opposite side of Observer Highway.  So, we noted

8 that as well as effectively a stepping up of intensity. 

9 As Director Forbes mentioned, the additional square

10 footage that was added to make the economic pro forma

11 kind of square was added to the very end, closest to

12 the terminal, and that's the additional height from the

13 19 to the 22 floors, and that's a step up at the very

14 end.  

15          So, that's consistent with most either near

16 traditional planning or lead ND, to scale up the

17 incentives as you get closer and closer to the transit;

18 the idea being that you want people to -- you want to

19 shorten their walks, encourage people to use transit in

20 order to go to work.  It's really a reverse commute

21 kind of a context.  Having that employment center

22 closest to the terminal will allow for convenient

23 distances.  For folks to walk a little farther to get

24 to residential is -- is a natural -- people will walk

25 far -- will be willing to walk farther to where to them
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1 to where they work because of their time constraints.

2          There's a number of other things that we

3 noted, but I think probably the most significant thing

4 would be the consistency with the master plan.  And

5 effectively, you've got two documents to look at; the

6 2002 master plan, which was the last comprehensive

7 master plan, and then, the 2010 re-exam.  The dates

8 that Director Forbes relayed the 2007 redevelopment are

9 designation, the 2008 initial effort, and then, the

10 rejected plan, and then, the 2011 city plan, and then,

11 Hurricane Sandy happening in 2012 were -- some of that

12 was anticipated and reflected and talked about in the

13 2010 re-exam.

14          The 2010 re-exam made reference to the 2007

15 effort, and talked about the fact that the city

16 rejected transit's plan because it was effectively too

17 intense for that area.  

18          There is a reference to limited development,

19 but I think that -- I think the redevelopment plan

20 addresses that by scaling down the plan as you go

21 farther away from the transit terminal, to make it

22 consistent with the context of the blocks across the

23 street.  And also, there's the master plan of 2004, and

24 the re-examine plan of 2010 were based on concepts, but

25 not on an economic analysis, and that the city has been
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1 consistent in all of the current redevelopment plans,

2 including Hoboken yards, in requiring or incorporating

3 an economic analysis to make sure that there's a

4 balance, that the land uses work in terms of being

5 mixed and also being economically viable, so that it's

6 not just a redevelopment plan that sits on a shelf;

7 it's an actual implementable redevelopment plan.

8          There's a lot of other aspects to the plan

9 that deal with effectively creating an opposing street

10 wall on the other side of Observer Highway, to

11 effectively complete the street; also, making sure that

12 the activity is in the back so the limited capacity of

13 Observer Highway can be maintained.

14          There's an emphasis on the turning movements,

15 things like that, but also allowing for a more

16 controlled and deliberate pedestrian crossings at the

17 individual intersections as you move from west to east. 

18 A part of the pedestrian connectivity in the City is

19 its sidewalks and its street grid, and that at this

20 point, effectively, Observer Highway represents almost

21 a barrier.  And one of the objectives of the

22 improvements is to create, really, more definitive

23 intersections there, where pedestrians know they can

24 cross safely and get from one side of Observer Highway

25 to the other.  There are some references and some
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1 obvious concerns, Bret Forbes mentioned the traffic

2 impacts.  A lot of new development that will be adding

3 additional both pedestrian and vehicle activity along

4 Observer Highway.  It's already challenged in terms of

5 its traffic now.  And that there -- the emphasis would

6 be to allow this development to be accommodate in a way

7 that can correct some of the substandard issues within

8 the street system now, and try to ameliorate that, but

9 recognizing that a lot of the detail of that is really

10 not going to be able to be accommodated until you get

11 to the redeveloping stage.

12          So, one of the things that unique about a

13 redevelopment plan is that it's not the final step. 

14 There are really two more steps that come after it; the

15 redevelopment plan and then, the individual site plans

16 for individual projects that will be coming to this

17 board incrementally.  And that each time you get into

18 the more -- drilled into that more level of detail, you

19 get into more specificity with respect to traffic

20 impacts, and so on.

21          And really, the same thing can be said about

22 the infrastructure.  One of the things I thought was

23 unique here was that; if you recall a couple of months

24 ago, we recommended the Newman Letters rehabilitation

25 area, which includes Observer Highway across the same
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1 frontage for the most part that the Hoboken yard plan

2 addresses.  So, effectively, it's the street in front

3 of where these parcels would be created.  

4          And one of the things we noted in that

5 investigation was -- because we really wanted to make

6 sure that we addressed it thoroughly, was the age and

7 condition of the water and sewer lines, especially the

8 combined sewers in Observer Highway.  We even noted the

9 frequency of the water main breaks that occur.  And the

10 other issues that deal with the low-lying nature of

11 that part of Hoboken, and the age of the infrastructure

12 of Observer Highway; that is all going to have to be

13 addressed as this redevelopment plan builds out.

14          And the property that you're talking about

15 directly fronts on the portion of Observer Highway

16 that's in that rehabilitation area.  So, there's

17 actually a nexus between the Newman Leathers

18 rehabilitation area and that street, and each

19 individual parcel of the Hoboken yard project as it

20 builds out.  That infrastructure's going to have to be

21 addressed.  So, there's an opportunity for the City to

22 have -- be part of the solution to upgrading the

23 infrastructure, both from a mobility standpoint on the

24 surface and from a utility standpoint underneath the

25 surface, underneath the road.  
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1          And to the extent that storm water and the

2 green infrastructure plant can be implemented as part

3 of the redevelopment plan, those are all opportunities

4 that can be addressed in the redevelopment agreement,

5 but probably, at this point, beyond the scope of a

6 redevelopment plan, anticipate and address ahead of the

7 actual final design of these blocks.  So, I would say

8 that from what I've seen in both the existing 2004

9 plan, which was updated in 2010, the balance that is

10 represented in this redevelopment plan, the extension

11 of the north/south streets across Observer Highway and

12 the scaling of the project with a greater intensity

13 towards -- with close proximity to the terminal, would

14 all be consistent with the goals and objectives of the

15 master plan.

16          COMMISSIONER HOLTZMAN:  Thank you very much. 

17 Dennis, do you have -- are you going to kind of give us

18 a little bit of a directive here?

19          MR. GALVIN:  Yeah, I'm not sure what you're

20 thinking what your role is or what your

21 responsibilities are with this project, but the best

22 way to look at this is that; you're the developer of

23 the master plan.  You're the author of the master plan,

24 and the way the system works is; whenever we're going

25 to change an ordinance or we're going to introduce a
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1 redevelopment plan, they're going to check back with

2 the author of the master plan to see if what they're

3 proposing is consistent with that plan.

4          Now, this is quite the task.  This is a huge

5 document, with lots of elements in it, and that's why

6 we had our Board Planner take a look at it.  And he's

7 making the recommendation that it's consistent with the

8 master plan.  

9          I think when you look at this, you're not

10 looking at whether you're for or against this plan,

11 you're looking at whether or not this is compliant with

12 our master plan.  You either agree with Mr. Roberts

13 that it is consistent or you don't think it's

14 consistent.  

15          Even if you were to find that it's not

16 consistent, that wouldn't inhibit the governing body in

17 any way; all they have to then do is pass a resolution

18 explaining why they've disregarded the master plan.

19          The other thing that you have that you can do

20 is; you can contribute a positive suggestion to the

21 overall plan that's gone on here, if you've spotted

22 something and you want to make a recommendation.  And I

23 know that the Chairman's got ideas on this, and he'll

24 discuss that with you.  But I wanted you to understand

25 the limited scope.
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1          And also what I wanted to say is; this type

2 of matter is not required to have a public hearing at

3 this point.  The public hearing is really before the

4 governing body; it's the governing body's document. 

5 Again, I defer to our Chairman on that; I think that he

6 does want to get some public input on these topics, but

7 I wanted everyone to understand that we weren't

8 required to have public hearing, because that's

9 important to know.

10          Okay, and same thing with the Board; you're

11 not voting it up or down, you're -- it would be unfair

12 to consider you either vote it up or down; you didn't

13 spend the time that the governing body has looking at

14 all the details and raising them.  You should be just

15 looking at it from the perspective of; how does this

16 stack up against our master plan?

17          COMMISSIONER HOLTZMAN:  Thank you, Dennis.

18          MR. GALVIN:  All right.

19          COMMISSIONER HOLTZMAN:  I think -- and walk

20 us through this procedure as well, because there's a --

21 I've heard from a number of our commissioners, and from

22 some members of the public, and people are offering

23 lots of suggestions as to what might be included in the

24 plan or on a specific building, and a lot of these

25 things seem to fall under the very big difference
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1 between what's being created, and what's before us

2 here, which is an outline for a plan, and then,

3 specific what happened on a building.  We really

4 haven't gotten into that, and that's another part of

5 the procedure, which after -- if this plan moves

6 forward, then people will start to develop and create

7 very detailed site plans and documents and building

8 plans for each one of these parcels that are within the

9 whole zone.

10          MR. GALVIN:  I think the key is going to be

11 the agreements that we're going to have for each

12 building for what's going to ha-- what the

13 redevelopment agreement's going to be.  And then the

14 Board -- then, at that point, they're going to have a

15 site plan.  Then, the Board's going to consider the

16 site plan within the latitude that you have for

17 reviewing the site plan.

18          One of the things I noticed when I went

19 thought the plan was that the Council's very clear that

20 they don't want variances granted in these projects. 

21 So, they want to maintain a very strict control over

22 what's going to happen.  So, I do think that

23 information needs to get to the people who are going to

24 decide the redevelopment agreement.  I'm not so sure

25 that we're the body to have that information.
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1          COMMISSIONER HOLTZMAN:  Okay.  Thank you. 

2 One of the things that I noticed in the reading of the

3 plan, it's rewinding the clock back to I think 2007,

4 when we had some of the public input and some of the

5 surveys that were done on this, and one of the things

6 that caught my eye again at -- actually, I think it's

7 the top of the list was a expanded -- what were

8 referred to as expanded employment opportunities.  And

9 I thought that was a really interesting thing because

10 it sort of almost has -- you would think, nothing to do

11 with development, but our community said that that was

12 something that was really important to them; that there

13 were expanded employment opportunities in Hoboken, and

14 I think this -- this is an interesting way to make that

15 happen.

16          One of the other issues that was also pointed

17 out in that same survey was an expanded tax base.  And

18 is there anything that you can expand on that; a

19 potential expanded tax base?

20          COMMISSIONER FORBES:  Yeah, one of the

21 reasons why we were looking at making sure it wasn't

22 going to be economically viable, we did, you know, make

23 that -- add the additional square footage; we added

24 that into the commercial, and the reason for that is;

25 with residential, although you're going to have an
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1 increased property tax that will be coming in, the

2 services that go along with residential, and the -- you

3 know, the taxes don't typically even pay for what those

4 additional services are going to cost.  So, there would

5 be that increased tax, but there's also be an increased

6 cost.  

7          In commercial, there aren't as -- it isn't as

8 significant an impact on the services that a

9 municipality provides.  So, the additional taxes that

10 would come from commercial would provide that increase. 

11 So, that's where we were looking at putting that into

12 the commercial as well.

13          We had listened to -- you know, the public

14 holds a major concern about the amount of residential

15 that was going to go into this project, and that had

16 been something that had been vocalized throughout the

17 community process.  So, we were decadently respectful

18 of that input.

19          COMMISSIONER HOLTZMAN:  So, is it a fair

20 assessment, then, that this plan is attempting to also

21 balance, perhaps, the last couple of decades of

22 construction and development in Hoboken, which has been

23 predominantly residential; this is sort of an

24 opportunity to balance that scale.  Is that what you

25 guys are trying to achieve here?
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1          COMMISSIONER FORBES:  I don't know that that

2 was the main goal for achievement.  It was definitely

3 looking at a mix of uses.  There -- in the economic

4 analysis, there is definitely the demand for that kind

5 of office space in this area.  So, -- and -- and a lot

6 of the research and market -- market research out there

7 is talking about how commercial and office space is

8 going back to the urban environment, but we, you know,

9 also made sure that that was going to be economically

10 viable and something that is marketable and so, we're

11 not going to be sitting here with any empty office

12 space or not built office space.  

13          We'll need to be -- the amount of square

14 footage will be appropriate.

15          COMMISSIONER HOLTZMAN:  Great.  Thank you so

16 much.

17          Commissioners, I'll open it up to the

18 commissioners for any comments at this time. 

19          COMMISSIONER BHALLA:  Just a question for our

20 attorney, Dennis Galvin:

21          So, the limits or the scope of our

22 jurisdiction or authority here tonight is, as a

23 Planning Board, we've got the master plan and we want

24 to review the -- we have done the plan; we want to make

25 sure that this redevelopment plan is consistent with
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1 the aims, purposes and objectives of the master plan,

2 correct?

3          MR. GALVIN:  Correct.

4          COMMISSIONER BHALLA:   The next phase is the

5 consummation of the redevelopment agreement, which is

6 not what we're here for today.  Just a matter of -- and

7 inquiry; does the redevelopment agreement have to be

8 consistent with the redevelopment plan?

9          MR. GALVIN:  Yes.

10          COMMISSIONER HOLTZMAN:  Mr. Roberts?

11          DAVE ROBERTS:  The statute has mandatory

12 requirements for a redevelopment agreement in Section 9

13 of the statute.  One of the mandatory requirements is

14 that the redevelopment agreement has to be consistent

15 with the uses permitted in the redevelopment plan;

16 that's the language right out of the statute.  There

17 are several other mandatory standards as well.  But

18 effectively, you cant -- the redevelopment agreement

19 can't deviated from the uses of the plan, which is

20 effectively the main emphasis of the --

21          COMMISSIONER BHALLA:   Uses is one type of

22 category with respect to the plan, but say, for

23 example, we develop -- or the governing body develops a

24 redevelopment plan which creates a cap -- I'm just

25 saying for discussion purposes -- of a number of
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1 stories, not for 22 but to 19, for example; could a

2 redevelopment agreement actually create increases

3 height beyond what was called for in the original plan?

4          DAVE ROBERTS:  I would say, in that case, no,

5 because that would be a significant depart-- you could

6 always allow less in your redevelopment plan than the

7 plan allows, but i think the short answer is that the

8 intent of the statute was that you can't -- you can't

9 forget about the redevelopment plan.  The redevelopment

10 plan always has to be linked to the agreement, because

11 there's a definite chain of events, chain of actions,

12 public actions, all really designed to promote the

13 public welfare, which is the area designation, the

14 redevelopment plan, the agreement, and then the -- and

15 then, you are all involved in every step of that --

16          COMMISSIONER BHALLA: So, the plan creates

17 parameters by which the redevelopment agreement is

18 going to be --

19          DAVE ROBERTS:  Right.

20          COMMISSIONER BHALLA: -- controlled by.  Okay. 

21          MR. GALVIN:  And you could amend the plan in

22 the future if you wanted to; you're not handcuffed that

23 way -- God bless you.  Yeah, and then, the site plan is

24 going to have to fall based on what was in the

25 agreement.  So, we're going to be -- when it comes back
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1 to us in the future and we're looking at one of these

2 buildings, we're going to be really limited as to what

3 we can do.  If it complies with the agreement and the

4 redevelopment plan, you can't start saying, we want a

5 pool on the roof if it's not part of the agreement or

6 in the -- in the -- but if it's a question of; we're

7 going to have a green roof, then we have a right to

8 review the green roof, consider its sustainability,

9 consider the type of varietals that are there.

10          So, we still have a role to play, but our

11 role is very small; can't make them do something

12 different.

13          COMMISSIONER GRAHAM:  No, I mean, it sounds

14 like our role is very negligible, really.  I mean,

15 you're assuming we're going forward with this already,

16 it sounds like, with your conversation.  I mean, what

17 we do, what we say, assuming we all vote and say it's

18 not consistent with the master plan, the City Council

19 can just say, yes, it is.  So, what --

20          MR. GALVIN:  Well, no, what they can say --

21 what they would then do is they would -- their

22 obligation, then, would be to pass a resolution

23 explaining why they disagree with us --

24          COMMISSIONER GRAHAM:  Well, of course, of

25 course --
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1          MR. GALVIN:  Yeah, yeah.

2          COMMISSIONER GRAHAM:   -- that's what I mean;

3 our role is negligible, that's what I'm saying.

4          MR. GALVIN:  Well, it's a statutory role, and

5 every planning board in every town has the same

6 authority; no more, no less.

7          COMMISSIONER GRAHAM:  I understand that; I'm

8 just asking for clarity on what will happen here.

9          MR. GALVIN:  Yeah, you're not personally

10 responsible for --

11          COMMISSIONER GRAHAM:  I understand, I

12 understand that.

13          DAVE ROBERTS:  Just as sort of a point of

14 clarification; the statute, Section 7 of the statute

15 has mandatory components of the redevelopment plan, and

16 so, the redevelopment plan itself has to provide a

17 statement as to how it's either consistent with or

18 designed to effectuate the master plan.  And that's

19 were you have the ability -- because oftentimes,

20 redevelopment plans are -- are -- sometimes, they're

21 actually recommended by master plans because it's an

22 implementation step.

23          So, if the -- when you are going to implement

24 a master plan through a redevelopment plan, you -- if

25 you -- you sometimes are going to be exactly lined up
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1 with the details of the master plan, but effectively,

2 you're implementing it, or you're effectuating the

3 master plan because the overall result of the

4 redevelopment plan would be consistent with the master

5 plan.  So, sometimes, it's not -- it's not necessarily

6 that the words line up exactly between the two, but

7 that at the end of the day, the final redevelopment

8 project, which is the last step of the redevelopment

9 process, is going to effectuate the master plan, and

10 the redevelopment plan has a section in it that

11 addresses that.

12          So, the other aspect of it is; do you agree

13 with that section of the redevelopment plan that

14 addresses that mandatory requirement, it's either

15 consistent with or designed to effectuate it.  And in

16 this redevelopment plan, there was a very long

17 dissertation of all the different documents that the

18 city has done, that it's consistent with, including a

19 green infrastructure plan and a number of other things. 

20 So, that's part of it -- just to be clear about what

21 the statute says about what the redevelopment plan is

22 supposed to do.

23          COMMISSIONER HOLTZMAN:  And what we really,

24 also, have the ability to do, which is to offer up

25 recommendations.  And we can offer up recommendations
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1 to our City Council, and even though there are some

2 things that are, for example, on my short list of

3 things that I'd like to see on the recommendations

4 list.  So, you've told me numerous times is that

5 they're not actually things that are part of the plan,

6 but things that would be part of the agreement.  

7          And even though they're not part of the plan

8 and part of this exact process, we can at least put

9 them as a little bit of a laundry list as a reminder to

10 our friends on the City Council, that, hey, by the way,

11 I think one of the things that we need to make sure

12 that we pay attention to is; there needs to be some

13 accommodation for public bathrooms, let's say.  So, we

14 do have the ability to kind of reach out to them and

15 give them a list of things to pay attention to.

16          UNKNOWN SPEAKER:  Absolutely.

17          COMMISSIONER HOLTZMAN:  Commissioners? 

18 Frank.

19          COMMISSIONER MAGALETTA:  If the sewer or the

20 -- the residential components I'm in now -- if the

21 sewer is at full capacity, how many residents are we

22 talking about?

23          COMMISSIONER FORBES:  Let me just check that. 

24 The residential square footage is 583,000 square feet,

25 at full adult power.  It's, on average, you can
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1 estimate about a thousand square feet per unit.  So, it

2 would be 583 units.

3          COMMISSIONER MAGALETTA:  No, as far as actual

4 number or residents.

5          COMMISSIONER FORBES:  Oh, population?  It's

6 going to be -- you know, for this particular -- I don't

7 have that exactly in here, and there's usually a

8 multiplier that's around that, 2 mark, you know, 2

9 person per household on average.

10          COMMISSIONER MAGALETTA:  Does that include

11 the bonus density that I think was referenced in the

12 plan?

13          COMMISSIONER FORBES:  There's no bonus

14 density for residential.

15          COMMISSIONER MAGALETTA:  So, that's solely

16 for commercial.

17          COMMISSIONER HOLTZMAN:  Correct.

18          COMMISSIONER MAGALETTA:  And this is -- this

19 is, in a way, preliminary; do we have any idea what the

20 exterior of the buildings will look like, other than

21 the drawings?

22          COMMISSIONER FORBES:  No, and this is just,

23 you know, for conceptual purposes, you know, like what

24 the setbacks and such would look like.  That could

25 actually be something that's negotiated in a
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1 redevelopment agreement; you can get down to those

2 whatever materials.  

3          And I think that would be especially

4 important in the historic district piece of that; that

5 8 and 8A, and the Records Building.  And you know, one

6 of the feedback that I had received from the public as

7 about, you know, that Records Building, making sure the

8 Historic Preservation Commission has you know, some

9 input on that, and even on what might be some potential

10 uses.  And I think that might be useful for, you know,

11 you talked about the recommendations; would be a

12 recommendation for the City Council to consult with the

13 Historic Preservation Commission on those design

14 components, when they're renegotiating the

15 redevelopment agreement.

16          COMMISSIONER HOLTZMAN:  Thank you.  Dan?

17          COMMISSIONER WEAVER:  So, to your question; I

18 would caution against being too historical in these

19 historical districts, because as an architect who's

20 worked with the National Parks Service, and I'm very

21 familiar with their recommendations, right, there's a

22 reason why we don't copy historical buildings --

23 there's two things; Number 1, it's a cheap copy.  You

24 can never rebuild them exactly as they were, right,

25 regardless of whether you like that style or not.  
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1          The other one is that you begin to devalue

2 the architectural fabric that you have because there's

3 a thinking that, oh, well, I can tear it down or I can

4 not preserve and historic district, for instance,

5 right, I can not call this an historic; I don't need to

6 add those extra -- because you know what?  I can just

7 build that back.  I can tear it down and build it back.

8          So, you sort of -- by doing that, you devalue

9 the buildings and the richness that we have.

10          COMMISSIONER MAGALETTA:  I appreciate that. 

11 My intention is not that we copy, but what can we do to

12 compliment it?

13          COMMISSIONER WEAVER:  Right.

14          COMMISSIONER MAGALETTA:  That's a more

15 complicated question.

16          COMMISSIONER WEAVER:  It's a little bit of

17 finessing --

18          COMMISSIONER MAGALETTA:  Right.

19          COMMISSIONER WEAVER:  -- because one man's

20 compliment --

21          COMMISSIONER MAGALETTA:  That's right.

22          COMMISSIONER WEAVER:  -- is another man's --

23          COMMISSIONER MAGALETTA:  -- five minutes, I

24 understand.

25          COMMISSIONER WEAVER: -- I mean -- I mean to
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1 that end -- I mean, I would say that there's a -- there

2 is a portion -- and I don't really know how we address

3 that in this document, which talks not about -- it

4 talks mostly about quality, right; how do you define

5 quality.  And there can be sustainable quality and

6 there can be architectural, and that's something that

7 we wrestled with before, and we've been told we don't

8 have a lot of purview over quality.  There's a whole

9 issue of; beauty is in the eyes of the beholder, right. 

10 And sometimes, there are boards which are set up with

11 professionals, who do this, you know, for a living, who

12 can say, yes, this is a good design, this is forward-

13 thinking, this is appropriate, and then give a

14 recommendation.  As opposed to, you know, someone

15 throwing out something like, for instance, I will --

16 those two SJP property buildings, Whiely and the other

17 one, which in my modest opinion have almost no

18 architectural value. 

19          They don't do anything for Hoboken.  They're

20 just basically just the biggest building a developer

21 could build on the site as efficiently and cheaply as

22 possible, and fill out his bulk use.  And I think

23 that's what a lot of people are afraid of, and that

24 will happen again, and that there won't be a certain

25 architectural quality to these buildings.  And you can
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1 define quality by material.  You can define it by

2 craftsmanship, you can define it by, you know, how to

3 interpret that shape of this.  And I'm a little bit

4 scared by this sort of oval shaped -- you know, this

5 offset oval-shaped building which is in this plan,

6 which is over by the --

7          UNKNOWN SPEAKER:  -- terminal --

8          COMMISSIONER WEAVER: -- by the terminal,

9 because I think it's a little too specific.  I mean,

10 typically, when we look at master plans, you know,

11 because as an architect, if I'm given a master plan, I

12 just want to know where my envelope is.  And then, you

13 know, and if -- if we're saying, oh, well, it has to

14 have curved sides or it has to have this, then you're

15 starting to get really, really -- you're boxing someone

16 into a corner; you're not giving the flexibility and

17 the freedom to do --

18          COMMISSIONER MAGALETTA:  I think quality --

19 options in there -- I think that was just a --

20          COMMISSIONER HOLTZMAN:  Just give Director

21 Forbes a second on this.                

22          COMMISSIONER FORBES:  Yeah, if you look at

23 this, there are certainly some images for people to

24 understand scale.  What is the most important thing to

25 pay attention to is what the language is, and that does
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1 give that envelope.  This is -- you know, this is what

2 your -- you know, you have to build this certain amount

3 of frontage, you have to -- you now, like, step back

4 once you get to a certain height.  But within that

5 envelope, so we're not saying that that has to be

6 designed in that env-- it was just to show what that

7 scale would be, what it would look like to make sure

8 that going down Observer Highway, that you could still

9 see the clock tower, things like that.

10          COMMISSIONER HOLTZMAN:  Any of the renderings

11 are not specific to what any building would look like.

12          COMMISSIONER FORBES:  Exactly.

13          COMMISSIONER HOLTZMAN:  Okay.  I'm sorry,

14 Dan, were you -- did you want to finish up on that?

15          DAN WEAVER:  And then, this is the I guess a

16 general recommendation is the -- it seems like a missed

17 opportunity that Washington Street terminates in a

18 bunch of options, all right, the different design

19 alternatives, A, B, and C.  In one or two of them, they

20 terminate in something, but in a lot of them, they just

21 terminate in a building, where there's an opportunity

22 there that we're not celebrating, right, as a town --

23 maybe it's on your way out of town, frankly, but as you

24 come down Washington, what's your vista?  And right

25 now, at least you have a view of the horizon.
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1          And I know that's a very tantalizing property

2 because it's a very large floor plate.  I mean, from an

3 architectural real estate standpoint, that is a

4 tantalizing property because it is so large.

5          COMMISSIONER HOLTZMAN:  Director, is that

6 property 1, 2, 3, is that parcel 1, 2, 3 that we're

7 talking about?

8          COMMISSIONER FORBES:  Parcel 1.

9          COMMISSIONER WEAVER:  Because it takes -- it

10 goes from Bloomfield, through, up to the back side of -

11 - of the --

12          COMMISSIONER HOLTZMAN:   -- the records

13 building?

14          COMMISSIONER WEAVER:  Yes.  And there some

15 pump houses there, but I'm just -- we talk about the

16 creation of parks, we talk -- there's a lot of green

17 sprinkled on the roofs of these buildings, which I

18 love, it's --

19          COMMISSIONER FORBES: -- down below --

20          COMMISSIONER WEAVER:  -- but nothing down

21 below, really.  And there's a lot of interior public

22 space, which is good, you know, especially the

23 flexibility that can be any number of things, right? 

24 The Boy Scouts, right now, don't have a home.  So, I'd

25 love if we could have one there.  But they can't even



44

1 fit in the library, you know, so that's a need.  But

2 you know, there seems to be these moments outdoors that

3 I think maybe deserve a little bit more focus.

4          COMMISSIONER HOLTZMAN:  Is there a specific

5 recommendation you want to start on our list?

6          COMMISSIONER WEAVER:  It needs to be

7 preserved as open space, and you need to be able to see

8 the horizon as you walk down Washington Street.

9          COMMISSIONER HOLTZMAN:  Any other comments

10 from the commissioners at this time?

11          COMMISSIONER BHALLA:   Chair?

12          COMMISSIONER HOLTZMAN:  Go ahead, Councilman.

13          COMMISSIONER BHALLA:   I just wonder out loud

14 whether or not it's feasible to create an economically

15 viable redevelopment plan that's also consistent with

16 the master plan, and when I say that, I kind of go back

17 to the comments of our Planner, Mr. Roberts, and our

18 mission here today, to see whether or not this plan is

19 consistent with the master plan, and its re-examination

20 of 2010, and the only feedback we got from the Planner

21 was that the re-examination of 2010 makes a reference

22 to, quote, limited development.

23          My biggest concern and the concern I've heard

24 from the public is the substantial increase in height

25 when you get more downtown in this plan.  And I'm not



45

1 so concerned about stories as I am about height.  But

2 you know, we're talking about stories in the range of

3 19 to 22 stories, and I haven't heard an explanation

4 from our professionals as to how continuing to build at

5 the height of the W, actually, a little bit higher,

6 potential, is consistent with limited development as

7 stated in the re-examination of the master plan.

8          You know, the two comments that were

9 proffered by our Planner is that limited development is

10 advanced in this plan because when you go out west, you

11 see residential development that's six stories or

12 higher, and that's consistent with limited development. 

13          And Number 2, the Planner indicated that the

14 plan is economically viable, but again, that begs my

15 initial question; can we make a plan that's

16 economically viable but also consistent with the master

17 plan.  I just wonder if we were to really advance the

18 purpose of the master plan be engaging in limited

19 development, would we run into the problem of having

20 there redevelopment plan that wasn't economically

21 viable.

22          And what I see here is in order to make that

23 plan economically viable, we're substantially

24 increasing heights, but I think there's a question as

25 to whether or not that increase is consistent with the
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1 master plan itself and the limited development purposes

2 you identified.  It never addressed whether or not

3 limited development is advanced downtown in the eastern

4 portion of this plan.

5          DAVE ROBERTS:  Yeah, I mean, really, the --

6 and I think the actual wording in the 2010 plan talks

7 about just references that the 2010 master plan goals,

8 for example, historically use limited scale, public use

9 and economic development, including conference centers

10 and recreation are still valid.  So, the actual wording

11 was limited scale, not necessarily limited development.

12          So, the question is; the scale is the issue,

13 and it doesn't define -- neither does the 2004 plan

14 describe what limited scale should be, other than talks

15 about Hoboken as being effectively, and urban building

16 code.  And there's just definitely an emphasis on not

17 copying the intensity and level of development that may

18 be occurring in other places, such as Jersey City for

19 example, where you're talking about 300-, 400-, 500-

20 foot tall buildings, more like a 6th Borough of New

21 York.  So, kind of more like the parts of New York that

22 are more pedestrian in scale, and Hoboken's history,

23 historic levels, 5-, 6-story buildings has been kind of

24 the norm. 

25          So, trying to stay close to that context is
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1 what I read as limited scale.  And I think your

2 question about can we do that and still be economically

3 viable is probably something that a master plan level

4 of evaluation, which is really just putting forth

5 policy, an objective and a vision is not going to be

6 able to anticipate, which is why when you get to a

7 redevelopment plan level of detail, which is the next

8 step, it's more of an outline for what can come is when

9 you would do that economic analysis.

10          I do know that the City is considering doing,

11 as part of a zoning update, a build-out analysis, so

12 they get more of an effect on what would actually

13 happen if everything built out the way it was currently

14 zoned.  And I imagine you could then do an economic

15 evaluation based on what that result would be, but I

16 think from the master plan's situation, the limited

17 scale, when I read that, that was reflection on the

18 vision of the urban village.

19          COMMISSIONER BHALLA:   Can that limited scale

20 be advanced by trading height for basically greater

21 floor plates on these buildings?  I know it's kind of

22 trading one evil for another.  But do you want the plan

23 to look like some of the buildings on our downtown

24 waterfront that have relatively limited height, but

25 that as Commissioner Weaver stated are kind of like
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1 taking the entire bulk of the land, or is limited scale

2 simply, you know, having more setbacks and higher

3 buildings.  I don't know how we interpret that, to be

4 honest.

5          COMMISSIONER FORBES:  You're right; the

6 interpretation of limited scale is a difficult one. 

7 Just so that you're aware as far as the square footage

8 goes in this development; the size of the developable

9 area is around the same size of the developable area

10 that we've done for the south waterfront, you know,

11 very similar in acreage, around 11 acres.

12          The square footage full development for the

13 south waterfront was 2.3 million square feet.  It goes

14 to exactly what Commissioner Weaver was talking about

15 was those buildings were for the developer to be most

16 cost effective and utilize as much of that as possible,

17 some of the components that we wanted to plug into this

18 plan, based on the comments that we received from, you

19 know, community meetings, and surveys and feedback from

20 stake-holder groups was having that light and air

21 component in there, and building that into the

22 development on our levels of it.  

23          And you know, as a matter of fact, we've even

24 made some revisions of the 2014 plan over the 2012 plan

25 to make sure that it's a full view corridor down those
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1 three-- I believe that Washington and Bloomfield were

2 the -- you know, Washington, I think that that might

3 still be feasible.  With Bloomfield, there was a -- you

4 know, it is that floor plate issue, and those areas to

5 make that still economically viable to building, but

6 you know, certainly, that kind of got -- that

7 difference of what we were looking at in this -- you

8 know, especially, this is on the south side of the

9 community.  So, making sure that light and air is still

10 coming in was a big part of the design.

11          COMMISSIONER BHALLA:   Well, Chairman, I

12 would just offer the recommendation to the governing

13 body that the -- that consideration be given to reduce

14 it in height, and see what that could be balanced with

15 -- balanced against an increase in floor plat size. 

16 So, I don't know if -- it would simply be a

17 recommendation that that council consider that issue. 

18 I don't know if that's --

19          COMMISSIONER HOLTZMAN:  Consider what?

20          COMMISSIONER GRAHAM:  Can you say that again,

21 please?

22          COMMISSIONER BHALLA:   A reduction in height

23 of the buildings in the downtown portion of the

24 development plan, and balance that against an

25 adjustment in floor plates on some of the commercial
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1 buildings.

2          COMMISSIONER HOLTZMAN:  So, that ends up with

3 the -- if I'm not mistaken, but that ends up with the

4 comments of Commissioner Weaver of the short, fat

5 buildings --

6          COMMISSIONER BHALLA:   Right, and I'm saying

7 that it should be a consideration because the concern

8 here is -- that I hear is; the height of the buildings,

9 and the only other option is the so-called short, fat

10 buildings.  So, ultimately, it's going to be up to the

11 governing body as to what --

12          COMMISSIONER HOLTZMAN:  Right and --

13          COMMISSIONER BHALLA:    -- and I feel that

14 consideration should be given to that issue.

15          COMMISSIONER HOLTZMAN:  That's fine, and

16 then, there are other folks that have commented that

17 they would prefer taller, thinner buildings --

18          COMMISSIONER BHALLA:   Absolutely.

19          COMMISSIONER HOLTZMAN:   -- and create more

20 air and space between some of those buildings.  So,

21 someone's got to figure off the trade-off, and that's

22 why we're going to kick it upstairs for them.

23          COMMISSIONER BHALLA:   That's right.

24          COMMISSIONER HOLTZMAN:  One of the things

25 that I think you need to also factor into your
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1 calculation of what the trade-offs are is that this

2 plan also presents an opportunity to correct some of

3 the traffic disasters in the southern end of Hoboken,

4 where there will need to be justification.  And then,

5 the developer, when assigned, would need to spend money

6 to correct some of these traffic problems.

7          So, there needs to be, obviously -- we're all

8 living in the real world here.  There needs to be some

9 way to make money to be able to have those expenditures

10 to create what are potentially huge infrastructure

11 issues of; rail lines being moved or teasels being

12 extended or roadways being completely built.

13          So, your calculation is certainly fair.  I

14 think you just need to throw that into the calculation

15 as well, if we're going to benefit the entire

16 community.  Thank you.  Frank?

17          COMMISSIONER MAGALETTA:  It's somewhat lined

18 up for us to consider already, you know, this -- says

19 it's consistent with the character of Hoboken then on

20 page -- when it starts talking about the plan on Page

21 57, it says, it admits that most buildings hover at six

22 feet, amidst the five feet.  So, these buildings are

23 not within the character of Hoboken at all.  

24          I think it's Mr. Roberts who said in his

25 report; it's contextually consistent in that when you
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1 go down Observer Highway, you know, those buildings are

2 high, but that's a recent phenomenon; that's not really

3 the character of Hoboken.  I'm not saying that's not

4 enough reason to do this; but let's call it what it is. 

5 It's not the character of Hoboken.  If you want to go

6 higher, maybe we could do that, and I don't think

7 height is the issue; I think more square footage is the

8 issue. 

9          That's what the commercial tenants want. 

10 That's what the developer wants; more square footage,

11 more people, more cash.  I understand that, but let's

12 not say it's within the character of Hoboken; it's not.

13          MR. GALVIN:  There are other things in your

14 master plan besides for the height of the buildings. 

15 It's certainly a concern, but you're driving economic

16 development; you're putting -- I mean, I read the

17 report, so you're putting office space right where you

18 have all your mass transit, and other communities would

19 be tripping over themselves to have the mass transit

20 that we have --

21          COMMISSIONER MAGALETTA:  I understand that,

22 but I'm just saying --

23          MR. GALVIN:  No, but I'm saying; it may not

24 meet -- it may not feel -- it may not meet the

25 character of the height, but the question really is the
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1 master plan, when you start talking about our goal of

2 promoting mass transit.  And then, people would come to

3 us via mass transit to be in office, or you could get

4 to the hub, you could stay in town and still work. 

5 There are other parts of our master plan that could be

6 considered.

7          COMMISSIONER MAGALETTA:  I'm acknowledging

8 that.  I'm just saying; that's why I'm saying it's in

9 the character of Hoboken--

10          MR. GALVIN:  Yeah, yeah, yeah, people get

11 carried away.

12          COMMISSIONER MAGALETTA:  Well, I mean --

13          MR. GALVIN:  That's not our question.  Our

14 question is --

15          COMMISSIONER GRAHAM:  It's in the master plan

16 --

17          COMMISSIONER HOLTZMAN:  Hang on.

18          COMMISSIONER GRAHAM:   -- and that's what our

19 job is here, as you said.  And if I can just say, too,

20 that the character of Hoboken is extremely important

21 here; the idea of limited scale, the idea of designing

22 in correlation with existing development.  It seems to

23 me that that is just -- it's not compatible with the

24 master plan at all.  I mean, we talk about driving

25 economic development; but what is that economic
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1 development for?  Who is that going to benefit?  I

2 don't know if it's going to benefit the citizens of

3 Hoboken necessarily; it's going to benefit the

4 developers, and provide some residential, you know,

5 people want three bedrooms, and more office space, and

6 we have no calculations to know whether people are

7 going to want to be in those buildings.

8          We have no calculations to understand -- and

9 I know this will go on as we go further, assuming this

10 is approved --- that's why I assumed it would be --

11 that there is no -- the character of Hoboken is already

12 in deep trouble because people can't get in and out of

13 this City.  And you add 800 more residences, this

14 office, that's -- that's -- as they admit in this

15 report; it's a total disaster.  

16          And I don't understand with the chicken and

17 the egg here; do you do a traffic study first and

18 determine what can be built and what's in the character

19 of Hoboken, or do you just build the buildings and then

20 worry about the traffic later on?  I don't think what

21 they talked about in here as far as the traffic

22 seriousness of this is truly addressed.

23          COMMISSIONER HOLTZMAN:  I think it is.  I

24 think that's you're missing -- you're missing it, you

25 know, you've got a number of things that you're
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1 throwing out there.

2          COMMISSIONER GRAHAM:  I don't agree.

3          COMMISSIONER HOLTZMAN:  Well, you can

4 disagree; that's fine.

5          COMMISSIONER GRAHAM:  Well, I'm just telling

6 you that that's what I -- that's what I think.

7          COMMISSIONER HOLTZMAN:  If you don't want to

8 hear a response, that's another thing as well.

9          COMMISSIONER GRAHAM:  No, I'm lis-- I'm just

10 say8ing; I'm going to disagree, but go ahead, I'll

11 listen to you.

12          COMMISSIONER HOLTZMAN:  Well, it's good to

13 see that you've made up your mind already,

14 Commissioner.

15          COMMISSIONER GRAHAM:  Sounds like you have,

16 too, but go ahead, please tell me.

17          COMMISSIONER HOLTZMAN:  You've got an eco--

18          COMMISSIONER GRAHAM:  Um-hmm.

19          COMMISSIONER HOLTZMAN:   -- no, I'm going to

20 move on.  Thank you.

21          COMMISSIONER GRAHAM:  Okay.  Good.

22          COMMISSIONER HOLTZMAN:  Are there any other

23 comments from any of the Commissioners?

24          COMMISSIONER MAGALETTA: Yeah, parking.  It's

25 already -- I think it's .75 parking ratio.  I thought -
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1 -

2          COMMISSIONER HOLTZMAN:  For residential.

3          COMMISSIONER MAGALETTA:  -- residential's

4 one-to-one.

5          COMMISSIONER HOLTZMAN:  No.

6          COMMISSIONER GRAHAM:  No, that's what it is

7 for this redevelopment plan --

8          COMMISSIONER MAGALETTA:  Right.

9          COMMISSIONER GRAHAM:   -- that the

10 redevelopment supercedes the zoning on that.

11          COMMISSIONER MAGALETTA:  Yeah, but why is it

12 one-to-one?

13          COMMISSIONER GRAHAM:  It's because it --

14 eval-- a couple of reasons; one is having shared -- you

15 now, the shared parking.  So, you have, you know, some

16 of the retail, you have the office uses, and the

17 residential uses, and those are going to be -- you

18 know, so you have that shared capability for parking,

19 as well, with the proximity to transit, actually, there

20 are places that have an even lower ratio, and that's

21 very much standard in -- our transportation engineer. 

22 So, ultimately, when you get closer to that, the -- the

23 mass transit options, it can be reduced and definitely

24 --

25          COMMISSIONER MAGALETTA:  Possibly, develop
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1 Moses' theory, you know, if you build it, you know,

2 we'll fill it.

3          COMMISSIONER GRAHAM:  Right.

4          COMMISSIONER MAGALETTA:  So, I understand. 

5 So, if you give them more parking, you'll have more

6 parking.  But you know, my experience in town is that;

7 you give them three bedroom; it may be a family, it may

8 be three -- you know, recent college grads who each

9 have a car.  So, that's -- I'm not saying they're all

10 going to do that or even any of them, but that's

11 something which is realistic, which then clogs the

12 streets even more.

13          You have to deal with -- I think, you know,

14 one-to-one, again, that a three bedroom gets a full

15 apartment (sic), then maybe, you know, each unit gets a

16 parking spot; something more than what we have here,

17 because it don't' think it's going to be sufficient.  

18          COMMISSIONER GRAHAM:  Just so you're aware;

19 the evaluation of it was originally, it was proposed at

20 .5 per unit.  So, --

21          COMMISSIONER HOLTZMAN:  But there's also --

22 there's parking that's incorporated into the office

23 space, that also has sort of like a flex use for people

24 that would potentially just needing to be able to park

25 at night.  So, when the office people potentially
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1 leave, you've got parking available as well.

2          COMMISSIONER GRAHAM:  Right.

3          COMMISSIONER HOLTZMAN:  So, it helps to

4 balance the equation because the overwhelming majority

5 of the percentage of the units and the square footage

6 is all dedicated to office versus residential.

7          COMMISSIONER MAGALETTA:  I think there will

8 be a lot of residents who are going to have to -- cars. 

9 If we make this rule that if you're a resident, you

10 can't park on the street; you have to park -- I think

11 that's more of a suggestion --

12          COMMISSIONER GRAHAM:  It's a suggestion.

13          COMMISSIONER MAGALETTA:  -- and I think it's

14 a good one, because this way, you coerce people, which

15 is fine, for parking purposes, anyway.  So, I want to

16 make sure something more -- that something of a strong

17 parking element that's planned, that's what I'm trying

18 to get at.  And it accommodates the needs of the

19 residents and commercial as well, but at the same time,

20 we have the envelope around them.  

21          And one of the comments I make relative to a

22 planning comment is that; one of the concerns I have

23 about this plan is that we will create an enclave that

24 will be separate from the rest of Hoboken, because

25 Observer Boulevard/Highway, wherever there's a beam, it
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1 creates this natural barrier, and I don't know how you

2 fix that, other than making it into something

3 overwhelming and imposing.  And maybe that's a reason

4 not to go so high.

5          But maybe that's something we can -- you know

6 throughout; to make sure that we don't create this

7 separate neighborhood.

8          COMMISSIONER GRAHAM:  And to that point; on

9 of the points that we have is - - as David mentioned --

10 was the street wall.  So, we want to make sure that

11 those buildings are there so there is that walking by;

12 so you're not wondering if you're allowed to go into

13 that area or you're able to go to that shop, or is that

14 just part of this neighborhood.  It's actually going to

15 have that similar, you know, feel to Washington Street,

16 where you're walking down and you're -- and so, now

17 you're going to have this opportunity for pedestrian

18 access to the retail on that -- so that people who are

19 walking even beyond this, to where they live, they can

20 actually access those shops on their commute home.

21          As well, there's going to be -- this is --

22 you know, with the Boulevard, it's also going to have

23 the bike lanes, the designated Class 1 bike lanes.  It

24 will have the improvements at the intersections with

25 actual signaling bump-outs.  And the point with this
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1 plan is; there just so much that we're going to be able

2 to do as a City with, you know, the funding that we got

3 from the Federal Government, for the improvements,

4 there's just going to be a lot more that's just going

5 to be struck out.  This development would actually,

6 then take that to the next level and create the bump-

7 outs and the medians and the plantings that won't

8 necessarily be done under the City's project.

9          COMMISSIONER MAGALETTA:  And another question

10 which Dale will probably jump all over; this question

11 about height is; instead of going up, what if they go

12 the cantilever south; is that something that's possible

13 and economically feasible?  You know, you've got four,

14 five stories, and all of a sudden, you bump out so

15 they're not as high?

16          COMMISSIONER WEAVER:  Umm --

17          COMMISSIONER MAGALETTA:  I knew you'd have

18 fun with it.

19          COMMISSIONER WEAVER:  Yes, it would probably

20 be better to -- I mean, we can -- you know, one of the

21 first things I looked at was the -- I mean, it's almost

22 like a silly shape, right.  And you're like, well, this

23 is the result of Home Rule in the State of New Jersey. 

24 And that we can't work with Jersey City, right, to have

25 a real master plan for the entire yard because we can't



61

1 get 9 of us to agree on anything, let alone, you know,

2 us in another city.

3          But were you to do that, yes, you would -- as

4 you know, I am working on Hudson Yards.  We are

5 building an over and active trainway.  There are ways

6 you can do that; you could build over this entire

7 trainway.  It's not easy.  It's not cheap.  They're

8 also doing it in Atlantic Yards, Radner's (phonetic)

9 doing it, which is Brooklyn, which is another

10 neighborhood.

11          We just did it, my firm did it in Burl's

12 Courts (phonetic), you know, a whole series -- you can

13 call them enclaves, you can -- but it's basically

14 repurposing these -- these railyards.  And you could do

15 that.  You could have larger floor plates.  I would

16 assume that, you know, the boundary was determined by,

17 you now, by what is the active trainway by New Jersey

18 Transit, and then, the active yard.  And then, we built

19 up to that --

20          UNKNOWN SPEAKER: You're still trying to find

21 --

22          COMMISSIONER WEAVER:  Could there be other

23 options?  If New Jersey Transit wanted to come and

24 partner with us, with the developer, and say, look, we

25 understand that there are advantages to be reaped by
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1 doing that, and we will allow you to drop some columns

2 down between tracks as long as we have clearances.  And

3 I think, of course, that's possible, but that's a -- I

4 guess that's a whole other level, which, you know,

5 we're not prepared to address with the master plan.  It

6 was with the redevelopment plan.  I mean --

7          COMMISSIONER GRAHAM:  Yeah, one of the things

8 that we had to respect is that transit, New Jersey

9 Transit has their transportation functions, and they

10 have their own regulations that oversee that.  So, when

11 we started out all this process with Wallace Roberts

12 Todd, we sat down with them and said, what is the area

13 that you're actually , you know, willing to have as

14 part of this development, versus, what are the things

15 that you're going to use for your transportation

16 purposes?  Because we didn't want to make any

17 assumptions and tell people how to develop on property

18 that we don't have any jurisdiction over it.

19          So, we started at that, and that's what we

20 had to work with.  So, when you see the -- you know,

21 what that developable space is; doesn't mean they're

22 based on those conversations with New Jersey Transit

23 and what their needs are for their transportation

24 functions.

25          COMMISSIONER WEAVER:  So, yeah, it could be
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1 done; probably hard, especially you have ladder tracks

2 --

3          UNKNOWN SPEAKER:  Right.

4          COMMISSIONER WEAVER:  -- which is when you're

5 switching over and the switches, you have to be clear

6 of everything.  We also have the catenary, which we

7 don't have in the Hudson Yards --

8          UNKNOWN SPEAKER:  Right.

9          COMMISSIONER WEAVER:  -- right, that third

10 rail there, which is another problem but I mean, to go

11 back to Commissioner Forbes' point about, you know,

12 this boulevard and can anyone walk down and it's the

13 short and fat against the tall and thin; I would think

14 that it would be a better experience walking down that

15 boulevard if it is punctuated by moments of daylight

16 and setback, rather than walking down Hudson, right? 

17 Yes, which is basically -- especially when you get --

18 river when you get to that zone between the parking

19 garage and those buildings, and you are in urban

20 canyon.  And it is unpleasant, and there is -- I mean,

21 other than -- yeah, other than the fact it's not even

22 brick, I don't think there's anything else redeeming

23 about those short, ugly buildings.

24          COMMISSIONER MAGALETTA: Well, the shipyard on

25 12th Street is a perfect example of the canyon.
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1          COMMISSIONER WEAVER: They're perfectly

2 profitable.

3          COMMISSIONER MAGALETTA: That's exactly right,

4 but they're uncomfortable, they're all claustrophobic. 

5          COMMISSIONER GRAHAM:   -- place is a definite

6 canyon, it's really --

7          COMMISSIONER WEAVER: And I think -- I think 

8          COMMISSIONER GRAHAM:   -- place --

9          COMMISSIONER WEAVER:  -- for about a minute,

10 I'm going to disagree with Commissioner Graham --

11          COMMISSIONER GRAHAM:  You are?

12          COMMISSIONER WEAVER:  -- I am, I'm sorry.  I

13 know I did not -- (laughter.)  And anyone feel free to

14 disagree with me.  But we're sort of at a -- in that

15 where Hoboken has become, with the death of Maxwell

16 Coffee and the shipyard and anything else that went

17 along the river, right?  Hoboken has become this

18 bedroom -- this quiet bedroom community, right?

19          COMMISSIONER GRAHAM:  Right.

20          COMMISSIONER WEAVER: Which is not what it's

21 historically been for the last hundred years, right,

22 it's just something that's happened in the last 25. 

23 And you know, as an architect and a planner, you look

24 back and you say; how can you make this community more

25 viable, how can you have more people here during the
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1 day?  It's -- you know, Hoboken comes alive at 5:15 or

2 5:30, when people start walking off the PATH train and

3 start walking home, you know, that's when Hoboken is

4 really viable; on the weekends.  It's just -- it's dead

5 during the day.  

6          To have a balance of live and work and

7 opportunities for people to live and work in Hoboken,

8 right, not just live here.  And Commissioner Forbes

9 also mentioned the benefit of sharing the tax burden. 

10 I mean, that's a real benefit to the City of Hoboken

11 and the people who are now complaining about having

12 their taxes raised, so now, we're having to worry about

13 justification and, you know, all the people who can't

14 afford to have their taxes raised.  So, I mean --

15          COMMISSIONER MAGALETTA: Make no mistake; I'm

16 not opposed to the commercial property.  I'm not saying

17 that you shouldn't have commercial property by mass

18 transit, i think it makes perfect sense.  It is

19 consistent with the master plan.  The question is; how

20 far up does it go?

21          COMMISSIONER WEAVER: And I'm reminded of the

22 character -- you know, you talk about the character of

23 Hoboken.  You can't say that Hoboken at Shop-Rite, as

24 Castle Point Terrace, right?

25          COMMISSIONER MAGALETTA: Right.
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1          COMMISSIONER WEAVER: There are different

2 characters within Hoboken, an I would argue that

3 Observer Boulevard will have a completely different

4 character, right, it's going to be one of the widest,

5 if not the widest streets in Hoboken; on the scale of

6 Washington Street, right?  And I think it has the

7 ability to be a nice thoroughfare.

8          I would almost say that there's no anchor at

9 the other end of it.  Right now, this sort of -- this

10 sort of peters out and it becomes a sort of -- it's not

11 -- there's nothing at the end of it; there's not, like

12 -- there's not a larger development at the end. 

13 There's no retail opportunity at the end.  There's

14 nothing to move people down there.  It just sort of

15 slowly peters out to the end.

16          Maybe that's because we're talking about the

17 capabilities down there change.  You want to, you know,

18 have it, you know, blend in a little bit better. 

19 between I think it has potential to be a really great

20 addition to the City; something that we haven't had,

21 you know, since we had the docks, actually.

22          UNKNOWN SPEAKER: Since we had the what?

23          COMMISSIONER WEAVER: The docks.

24          COMMISSIONER HOLTZMAN:  Thank you,

25 Commissioner.
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1          COMMISSIONER WEAVER: I'm going to put my

2 soapbox away now.

3          COMMISSIONER HOLTZMAN:  That's good, great. 

4 Thank you.

5          Yes, Dave.

6          DAVE ROBERTS: Just a kind of couple of

7 comments.  There's been a lot -- just from what I've

8 observed -- as emphasis on unbundling parking, which is

9 one of the tools for encouraging people to not use

10 their cars, and there's mass transit in most of the

11 standards that are out there, including Lean and Dean

12 (phonetic).  The problem had been, from my observation

13 is that; that didn't discourage, necessarily -- and

14 there's the City's parking draft parking master plan,

15 which pointed out the fact that part of the problem is

16 that parking's too cheap.  It's not -- you know, in

17 other words, you can use parking as a tool to encourage

18 people to use mass transit.   

19          If parking is expensive enough, it becomes a

20 deterrent to use your car, or have a car in the first

21 place, which gets to the parking question that Frank

22 was getting to, and the idea that this is really,

23 because of the focus and the direct line to the

24 terminal, this is really a transit oriented

25 redevelopment plan, even though it doesn't really say
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1 it is.

2          There's an opportunity here to really push

3 that angle of; we really want people to use transit

4 because that's why it's in a transit yard; it's being

5 redeveloped as a transit yard because it's by a transit

6 terminal.  So, we should really be focusing on trying

7 to attract not only residential development that uses

8 transit, but also, commercial development that uses

9 transit.  And that's what I mentioned before about the

10 reverse commute, not only to Commissioner Weaver's

11 point would be; we want people to be able to live and

12 work in Hoboken so that you could walk to work as a

13 norm rather than the exception.

14          But anybody that brings their business into

15 any of these buildings in the terminal can use some

16 techniques that maybe we could suggest as a board, back

17 to the governing body, to be incorporated into the

18 redevelopment agreements that would require developers,

19 for example, to implement a transportation demand

20 management program that would encourage people by

21 giving discounted transit tickets or paying for their

22 transit fare to use the train to get to the PATH to get

23 to work if they're coming to Hoboken to go to work in

24 the morning, which is really the idea of bringing

25 people in to actually work Hoboken that may be coming
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1 from outside of Hoboken.

2          So, I think there's ways that can be - -

3 where that parking formula, which is really trying to

4 strike a balance to make sure that we don't under park,

5 but we also encourage people to use cars because we

6 have enough parking so that it's cheap.  So, I think

7 that may be something to think about.

8          I didn't see a real emphasis in the plan on

9 those kinds of tools which would --

10          COMMISSIONER FORBES: Yeah, actually, the plan

11 does address encouraging the transportation demand

12 management tool, and that's to be negotiated in that

13 redevelopment agreement on how -- whatever different

14 components that they're going to include.  That was one

15 of those recommendations.

16          DAVE ROBERTS: Okay.  Good.  So, I mean, maybe

17 that would be something that the Board would want to

18 emphasize.

19          COMMISSIONER FORBES: I think that would be

20 great.

21          COMMISSIONER HOLTZMAN:  Great.  Okay.  We're

22 going to open this up to the public.  We'll take folks

23 one at a time.  Show of hands of anyone who wanted to

24 make a comment.  Guy up front, come on up.

25          BRIAN PRINS: I'm Brian Prins, I'm born and
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1 raised in Hoboken.

2          MR. GALVIN:  Okay.  Two things; speak a

3 little bit louder, and also, your name?

4          BRIAN PRINS:  Brian Prins, P-r-i-n-s.

5          MR. GALVIN:  P-r-i-m-s?

6          Brian: N-s.

7          MR. GALVIN:  N-s, okay.

8          BRIAN PRINS:  I live in 5 Church Towers, I

9 was born and raised in Hoboken.  I was married in City

10 Hall about two years ago, and I'm in a union's labor --

11 I'm union laborer out of the Union District in Local 3. 

12 I've been doing laborer's work for about 14 years.  I

13 pour concrete.  I put up buildings.  I put up high-

14 rises.  And a new development in Hoboken is good.  I

15 was born and raised here.  I'd rather -- I'm married

16 now, so I'd rather raise a family here, and Hoboken is

17 good.  I mean, parking is okay.  With new buildings

18 going up, parking structures have to go with it. 

19 Hoboken gets tight.  And it's good for the -- gives

20 better -- gives more jobs for the people.

21          And then, for the small businesses, let's

22 see.  With commercial buildings going up, it could help

23 the small businesses on Washington Street.  They could

24 go there for lunch or anything.  It's going to progress

25 Hoboken; it's going to make it a lot better.  And then,
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1 with the taxes, it helps Hoboken more.  That's all. 

2 Thank you.

3          JESSICA MATHELIER:  Good evening.  Hello.  My

4 name is Jessica Mathelier; I could spell that for you

5 if you need --

6          MR. GALVIN:  Yeah, I do.

7          JESSICA MATHELIER:  M-a-t-h-e-l-i-e-r.  

8          MR. GALVIN:  And your street address?

9          JESSICA MATHELIER:  Excuse me?

10          MR. GALVIN:  Street address?

11          JESSICA MATHELIER:  Oh, I live over in Jersey

12 City, but I'm here because I work for the fund for a

13 better waterfront.  I have a couple of handouts that I

14 would like to give to you, and this touches upon your

15 subject about Hoboken redevelopment plan as to why

16 there are a number of issues from the master plan.  If

17 you would take a look, we've highlighted -- it might

18 look intimidating, but it's not.  Excuse me, sir, could

19 you pass these on this end?

20          COMMISSIONER BHALLA:   Okay.  What was this

21 document?

22          JESSICA MATHELIER:  This is the Hoboken yard

23 redevelopment plan, and I'm just going to go over some

24 instances -- the master plan, and these are some of the

25 things that you were talking about earlier, things like
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1 the characteristics of Hoboken and the building heights

2 and design.  So, I'm not going to present anything new. 

3 I'm not going to interject any of my opinions; I'm just

4 going to make some reference points.

5          So, first, I'd like to start out with ho's

6 character.  As some of you are familiar, some areas

7 have a unified character, such as the blocks of

8 brownstones on Upper Greenfield, and the areas have

9 heights and buildings styles, there are some --

10          UNKNOWN SPEAKER:  If you're going to read,

11 could you talk a little slower?  Because I'm typing

12 what you're reading.

13          JESSICA MATHELIER:  Do you want a copy of

14 this?

15          UNKNOWN SPEAKER:  Okay.

16          JESSICA MATHELIER:  However, there is a

17 flatstone called Hoboken block, which is actually a

18 series of design features.  Hoboken residential

19 buildings are low- to mid-rise, starting in between two

20 and five stories.  Buildings are generally faced with

21 masonry, at least when first constructed; windows are

22 large with height at least -- separate pieces such as -

23 - break that facade.  

24          Based on outreach, Hoboken residents are in

25 love with this paradigm which could, in their view,
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1 shape the style and character of all developments in

2 the City.  And i took that from the master plan land

3 use, part use -- so that's highlighted there as well.

4          So, I'm going to go over to the building

5 height and design.  So, the proposed commercial and

6 residential renderings in the Hoboken yard

7 redevelopment plan on Page 12 shows building heights up

8 to 24 stories, and that's including a baseline with

9 intended renderings, which tower over Hoboken's city

10 scape adjacent buildings and high rise residential

11 development of Jersey City.  

12          This does not reflect the character of

13 Hoboken, which you were just talking about, of course. 

14 I want to point out that the face line of conceptive

15 rendering shows the large scale 19- to 24-story

16 buildings do not comply with the Hoboken master plan

17 standard, nor compliment the adjacent developments of

18 Observer Highway.

19          And if you have your master plan here and

20 turn to the renderings, you can see the building

21 numbers on the other side of Observer Highway.  And

22 that's a mixed use.  So, there's residential, there's

23 commercial.  And the highest you see here is 15.

24          And on the other side of the redevelopment --

25 Hoboken yard redevelopment area, for the residential
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1 area, the highest is 13, and for the commercial spaces,

2 it's 24.  So, that kind of creates a shadow casting

3 over Observer Highway and the northern end of Observer

4 Highway, and again, like this gentleman here was saying

5 to the architect, kind of creates a wall in the shadow,

6 and it doesn't really reflect the character of Hoboken. 

7 And you want this to -- you want to take pride in the

8 historic preservation of Hoboken.  And it should

9 complement the historic value of Hoboken.

10          I'm going to move further along.  The

11 northern side of Observer Highway is characterized by a

12 mix of uses, including commercial, residential, office

13 buildings in height from 3 to 15 stories.  In addition,

14 the -- Hoboken yard redevelopment plan must accept the

15 following objectives for the Hoboken master plan, with

16 space that the development will, first, promote and

17 enhance Hoboken's historic character -- design with. 

18 Here's a quote from the yard redevelopment plan:

19 "Hoboken's character is dense, with heights that hover

20 around six stories, most of them historic as well as

21 the newer buildings in Hoboken are masonry, not the

22 shining glass wall perception" --

23          I know that you guys said that these plans

24 and visuals that you have in the Hoboken yard

25 redevelopment plan are pretty loose, and you're
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1 starting out with your street plotting and getting down

2 traffic, things like that, but you're not really

3 focusing on the look of the building.  But still, we're

4 talking about having something that complements the

5 existing structures.

6          The second is; "promote compatibility and

7 scale."  That is the design and orientation between new

8 and existing development.  Maintain the desirable

9 character of Hoboken by acknowledging the relationship

10 between old and new development, in particular as well

11 as rehabilitation of older buildings should reflect

12 older architectural styles present in the City, but not

13 simply mimic historic building design.  

14          As this gentleman said earlier, historical

15 presence should provide a basis for new construction so

16 that the character of the City is not undermined.  And

17 that's where the City of Hoboken master plan and land

18 use -- building and design, Page 34.  So, that's

19 highlighted in your package.

20          Third, building entrances should be oriented

21 to Observer Highway.  The rendering has entrances that

22 to the left, to th right of the building, towards the

23 back.  It's not really clearly devised here.  So, I'm

24 not going to elaborate too much on that.

25          Fourth, encourage contemporary building
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1 designs for new construction that complement Hoboken's

2 historic buildings.  I said that before, I'll say that

3 a million more times, because it's all the Hoboken

4 master plan -- excuse me.

5          Oh, here's a point -- when you were talking

6 before about height versus width, and in the master

7 plan, I do want to point out; it says, on Page 35,

8 Number 8; "consider and -- to restrict the maximum

9 width of buildings but permit wider buildings of

10 certain amenities are provided."  Except where broken

11 up by older factor building, that have -- Hoboken's

12 traditional development pattern is characterized by

13 blocks of small buildings.

14          Unfortunately, I see here, sites 5 and 6 is a

15 conjoined block, and so is site 7.  It's very massive

16 and kind of creates a super block, which is throwing

17 itself against the character of Hoboken's grand central

18 and mixed use development blocks.  So, that's my

19 comparison, and it's referenced to the master plan of

20 how complex.  These type of buildings should be

21 discouraged unless significant public benefits are

22 provided, such as public open space, public parking, or

23 affordable housing units.

24          I'm almost done.  Eighteen, avoid over-

25 development.  The prior recommendation essentially --
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1 the emphasis is on historic preservation, economic

2 development and -- ideas such as massive buildings are

3 not supported.  Such development would add to traffic

4 congestion without compensating improvements to the

5 City's quality of life.  That's on Page 148 of the

6 master plan.

7          And my last point is from Page 158.  So, all

8 the railroad; the designation of coverage of New Jersey

9 Transit's property, other than the main Hoboken

10 terminal buildings; this area is currently zoned for

11 industrial use, which no longer consistent with the

12 character of surrounding areas.  -- redevelopment

13 should be permitted in this area, any new buildings

14 should be oriented to Observer Highway and should be

15 limited in size.  Large scale buildings are discouraged

16 in this area.

17          That's the end of my presentation, and --

18          COMMISSIONER HOLTZMAN:  Thank you.  Does

19 anyone else that would like to speak?

20          FRANZ PAETZOLB:  My name if Franz Paetzolb, I

21 --

22          MR. GALVIN:  Spell, please.

23          FRANZ PAETZOLB:  Oh, Franz, F-r-a-n-z, like

24 if you ever watched Saturday Night Live, Hanz and

25 Franz.
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1          MR. GALVIN: Last name?

2          FRANZ PAETZOLB:  Paetzolb, P-a-e-t-z-o-l-b.

3          MR. GALVIN: Street address?

4          FRANZ PAETZOLB:  Two Constitution Court.

5          COMMISSIONER HOLTZMAN:  Thanks, Franz.  Go

6 ahead.

7          FRANZ PAETZOLB:  I don't really have anything

8 terribly original to share; just some suggestions. 

9 First of all, I would -- I think I heard you guys -- a

10 list of suggestions to send up to City Council to think

11 about; maybe one thing could be authorizing a traffic

12 study.

13          COMMISSIONER HOLTZMAN:  It's in there.

14          FRANZ PAETZOLB:  Okay.  Good.  Second, I

15 think there were some discussions around the height of

16 the buildings.  I can tell you that where I am from,

17 uptown, I've talked to a lot of residents up there, and

18 most of them don't really know that there are really

19 going to be three buildings that could be as high or

20 even taller than the Hotel Belvidere.  So, this is

21 going to come as a surprise to a lot of people.  

22          I'm just not too sure that the City is really

23 ready for it, so one suggestion that you may want to

24 take and run with is if there's any way we could run

25 some kind of a public survey a little bit more, just to
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1 get the information out there, and let people kind of

2 know what's going on.  Because this is going to catch a

3 lot of people by surprise even though it's in the

4 Hudson Reporter and a lot of other sources, I think

5 there are a lot of people out there who don't really

6 know.

7          Yeah, I'm not against good commercial

8 development; I think we need it in town to balance out

9 a lot of residential development that we have.  It

10 could also be good for taxes, but I'm a little unsure

11 about that.  I wonder if that's just an opinion, or

12 whether that's actually backed up by expert research.

13          COMMISSIONER HOLTZMAN:  I've got a 50-page

14 document.

15          FRANZ PAETZOLB:  Okay.  Good.  

16          Second, I think our top priority -- and I'll

17 just finish with this point -- is I think we ought to

18 worry about flood down in that area first.  And I know

19 that you know, we got -- I think the City got about

20 $230 million, and i think the railyard itself got about

21 $146 million grant to fix flooding in that area, and I

22 want to make that kind of like our priority first, in

23 terms of building a barrier, I mean before we start

24 putting in a massive development plan.  So, that's all

25 I have.  Thanks.



80

1          COMMISSIONER HOLTZMAN:  Thank you, Franz. 

2 Dan, you had a comment?

3          COMMISSIONER MAGALETTA:  Could I ask one

4 question before Mr. Thompson speaks?  Brandy, are there

5 any pilots contemplated for this project?

6          COMMISSIONER FORBES:  That would be something

7 that has to negotiated in a redevelopment agreement. 

8 We're not at that stage.  The one thing that I would

9 note is; for example, on the south waterfront

10 redevelopment area; that's land that's actually owned

11 by the Port Authority.  So, the land itself is not

12 taxable, so they pay a pilot for the improvements on

13 that land, that's what's paid on that.

14          I think the intent for New Jersey Transit is

15 for the property all along Observer to be sold.  I

16 mean, that's ultimately going to be their decision, but

17 i think that the property that's at the Hudson Place

18 would be something that would be leased.  That would

19 then -- because it's got the PATH underneath it, that I

20 think that would then end up having to have a pilot for

21 the improvements.  

22          So, but other than that, that's not something

23 that's distinguished at this point.  The would be

24 negotiated in the redevelopment agreement process.

25          COMMISSIONER HOLTZMAN:  And the pilot is the
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1 only way that we could actually collect any tax.

2          COMMISSIONER FORBES:  Right, on property --

3          COMMISSIONER HOLTZMAN:   -- on Transit

4 property.

5          MR. GALVIN:  Right.

6          COMMISSIONER HOLTZMAN:  Right.  And a pilot

7 doesn't necessarily mean that there's any discount

8 based off of fair-market value.

9          MR. GALVIN:  Well, it depends on the pilot,

10 though.

11          COMMISSIONER HOLTZMAN:  It doesn't

12 necessarily mean it, though.

13          MR. GALVIN:  Right.  Right.

14          COMMISSIONER HOLTZMAN:  Dan?

15          DAN WEAVER:  I actually will bring up the --

16          COMMISSIONER HOLTZMAN:  Sure, just introduce

17 yourself first.

18          DAN TUMBSON:  Oh, sorry.  Dan Tumbson, T-u-m-

19 b-s-o-n.  What, you need my address?

20          COMMISSIONER HOLTZMAN:  If you'd like.

21          MR. GALVIN:  I mean, we asked other people;

22 it's going to seem --

23          DAN TUMBSON:  Okay.  230 Park Avenue,

24 Hoboken, New Jersey.

25          COMMISSIONER HOLTZMAN:  Thank you.



82

1          DAN TUMBSON:  Okay.  First of all, this is

2 somewhat analogous to the Port Authority redevelopment

3 plan in some ways; one is it's about the same size; 2.3

4 million square feet, which is a mere quarter or 20

5 percent of what it used to be, but that's the good-cop-

6 bad-cop thing, and it used to be so much worse.  Now,

7 we'd better agree to this because it's much better. 

8 But now, that's a big increase in the size of Hoboken.  

9  That's about 20 percent -- na, it's 17 percent.  It

10 would have been 20 percent before the Port Authority

11 building; now it's 17 percent.  So, it's big.  

12          It's going to cause obvious problems.  It's

13 going to be a big increase in traffic density on

14 Observer Highway and in southern Hoboken generally. 

15 There's going to be of course -- after Hurricane Sandy,

16 we know that there's going to be a big exacerbation of

17 the flooding problem by adding a lot of density there.

18          It's a big deal that we made when were in --

19 Fighting 101 Marshall (phonetic) was effective, that

20 properties that are in flood zones; if you pave that

21 property over, then you exacerbate flooding everywhere. 

22 So, that's an abject problem.

23          It's all -- obviously, this has been

24 mentioned, so i don't have to go into this; it is out

25 of character with Hoboken's sense of the heights of the
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1 buildings are out of character with Hoboken.    But the

2 point I wanted to mention here is that another issue

3 which is a very important issue is the impact on taxes,

4 because if this follows the usual plans, such as the

5 Port Authority redevelopment process, then what you

6 will find out is that the pilot agreements which are in

7 place of taxes because under a redevelopment agreement,

8 you don't pay any taxes, you do pilot agreements.

9          DAVE ROBERTS: You don't have to --

10          DAN WEAVER:  What?  Sorry.

11          DAVE ROBERTS:   You don't have to; it's

12 optional, up to the City Council.  It's not automatic

13 by any means.

14          DAN WEAVER:  It's not automatic that you

15 don't pay taxes -- well, what i meant by saying you're

16 not paying taxes is that you set up the tax rate that

17 the property, the redevelopment property pays.  That's

18 what i mean by payments in lieu of taxes.

19          DAVE ROBERTS:  Right, I guess my whole point

20 is just to correct it for the record --

21          DAN WEAVER:  Yeah.

22          DAVE ROBERTS:  -- you made a statement as if

23 it was fact --

24          DAN WEAVER:  Yeah.

25          DAVE ROBERTS:  A pilot or any kind of tax
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1 exemption is covered -- it sometimes isn't even

2 covering the redevelopment agreement because only the

3 City Council can approve that.  Any redevelopment

4 project doesn't automatically get that.

5          DAN WEAVER:  Okay.  Well --

6          DAVE ROBERTS:  Not only do you have to

7 justify it and the governing body has to --

8          DAN WEAVER:  Well, the governing body of the

9 City of Hoboken did justify a pilot agreement with Port

10 Authority.

11          DAVE ROBERTS:  Yeah, but it's not -- i just

12 want to make a point that it's not automatic that when

13 you do a redevelopment agreement --

14          COMMISSIONER HOLTZMAN:  I've got it, Dave,

15 thank you.

16          DAN WEAVER:  But what is characteristic of a

17 redevelopment agreement is that the City can and

18 usually does replace straight taxation with a pilot

19 agreement.  Now, in the case of the Port Authority

20 plan, the result of that pilot agreement was an

21 increase of taxes of approximately 11 percent.  If

22 you'd like to see the calculation of that figure, this

23 was based upon a document that i created in October 27,

24 2008, called effective pilot agreements on property tax

25 rates.  I actually presented this as a seminar to City
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1 Council members at that time.

2          And this is available for all of you to have

3 a look at, and the public, as well.  We have a website

4 called HobokenCitizens.net, and toucan download this

5 document.  And you can use that as a template, actually

6 eludes to the earlier version of --

7          COMMISSIONER HOLTZMAN:  Just give me one sec. 

8 I've seen the document, Dan; it's great.  You've shared

9 it with me, and i know that that is something that

10 you're speaking of right now is things that occurred in

11 the past.  What we're trying to deal with is; deal with

12 the railyards development here --

13          DAN WEAVER:  Yeah.

14          COMMISSIONER HOLTZMAN:  -- so, if you can --

15 i know you're going to get there eventually, but the

16 clock's ticking because there's lots of folks that want

17 to speak, also.  So, I'm wondering if you can just kind

18 of get to where this comes into the railyard story.

19          DAN WEAVER:  Well, the reason is; is in this

20 very same seminar that i wrote up, admittedly, I was

21 using data from the past because that's -- when I wrote

22 it, it was the odor plant that I was eluding to.  In

23 that case, it would only increase our taxes by about 9

24 percent.  That is literally the New Jersey Transit plan

25 at that time.
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1          So, what I'm getting at is that there has

2 been a history of both Port Authority and New Jersey

3 Transit, these large redevelopments not only having

4 negative impact on the city as far as increasing the

5 density and all the negative consequences that that

6 has, that I've already mentioned, but also the fact

7 that there is not positive aspect that I can think of,

8 especially given the fact that we now have to pay

9 higher taxes in consequence.

10          So, what I'm saying is; I think this is a

11 very bad idea.  Minimally, I don't think that there

12 should be any redevelopment ordinance approved until

13 it's ironed out that it's very clear that the city will

14 not have these -- first of all, it's not consistent

15 with the master plan, as we've already been through,

16 but second of all is that we don't want to set up a

17 situation where the city is going to suffer as far as

18 its infrastructure and its quality of life, and that

19 people have to pay extra taxes as a consequence.

20          So, I'm hoping that you will not in any way

21 try to move this process along.  You have the power to

22 reject this, and point out that it's inconsistent with

23 the master plan, and that will at least slow down the

24 process.  But I definitely think that you should tell

25 them that they have to make sure that these issues that
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1 people are bringing up here impact on quality of life,

2 impact on taxes, that these are investigated, and that

3 these negative impacts do not happen before this or any

4 project -- redevelopment project is approved.

5          COMMISSIONER HOLTZMAN:  Thank you, Dan. 

6          MARY ONDREJKA:  It's Mary, and the last name

7 is O-n-d-r-e-j-k-a, 159 Ninth Street.  I've seen so

8 much development since I've lived in this town.  In

9 fact, all of the development that has occurred in the

10 last 28 years.  And what is happening has happened is;

11 there's been a systematic building and perimeter that

12 creates this wall.  This -- I don't care how you cut

13 it.  I can't stop it.  It's going to create a wall. 

14 That wall is going to create shadows that will never,

15 ever, ever make that area downtown the same.  And i

16 don't know how far those shadows are going to fall; it

17 depends on how high the buildings are.  But it's not

18 going to just affect Observer Highway, it's going to

19 affect First, Second, Newark, First, Second, Third,

20 maybe all the way up to Fifth.  I don't know, but I'm

21 glad i don't live down there.

22          Now, like I said, I can't change it, and none

23 of you or anybody else can change the fact that that

24 plan which I looked at -- and I haven't studied it as

25 effectively as the other plans, but it will cause such
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1 a problem with traffic since in their plan, they are

2 going to reduce what's there, four lanes down to two

3 lanes of driving because they have to accommodate two

4 sides for parallel parking now; one bike track, not

5 bike lane that would be in with the cars, separate.   

6     So, you've now logged all the turning lanes so

7 that maybe they'll find some reason it's a lot of --

8 there's just no other way of cutting it; you can only

9 put so many rags in a box before it gets full, and it's

10 never going to work; that's because there's only one

11 way in town; there's one way out.  

12          That's why people that have only been here

13 nine years, six years, eight years complain; you can't

14 park anywhere now, the last year, I can't find a

15 parking space, I go around for hours.  These are your

16 people.  I got rid of my car in 1999.  In fact, if you

17 live here long enough, you should; you don't need it. 

18 And any of the people that would live there, they're

19 going to be paying $4,000 rents, because they averaged

20 it on the three units of -- the Maxwell place -- the

21 highest dollar amount in town.  And these people aren't

22 going to move into town without cars.

23          And all of these people are going to work in

24 these buildings, supposedly, and they're not going to

25 exactly use the mass transit; they're going to bring
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1 their cars, because you have to have parking space for

2 them, too, because it is a lot of it in the plan.  So,

3 it's kind of contradictory.  But that's neither here

4 nor there.

5          But I have been down and walked Observer

6 Highway just to see it.  And it's amazing.  It's

7 amazing how it has increased over the years, and the

8 ride rates that increases; it doesn't matter.  You will

9 never be able to get out, never be able to clear it,

10 not without creating an overpass, not without widening

11 the road, but there's nowhere to go.  And New Jersey

12 Transit was given $140 million, I believe, to deal with

13 that canal, for the flooding.  And I don't even know if

14 that would be in with the transit package -- will

15 factor in.

16          As I said, I can't stop it.  It's going to

17 happen.  And I can tell you this; I don't know how long

18 i will be in this town, but I will say this; this

19 particular project will be the one that will destroy

20 the desire and appeal of this town because Hoboken is a

21 victim of its own success.  This is the last major one,

22 and this is the one that will break the camel's back. 

23 I can't stop it when I said, and I feel sorry for

24 anyone that lives downtown, but it's going to happen. 

25 Thank you.
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1          COMMISSIONER HOLTZMAN:  Thank you, Mary.

2          DIANE FINI: I'll be fast.  My name is Diane. 

3 The last name if Fini, F-i-n-i.  I live at 225 River

4 Street.  I also own 1618 Hudson Place, seats on the

5 Hudson, and we own a couple of other things.  We're

6 just concerned about -- well, I hope they don't change

7 the slope and the levels of the streets to make all the

8 water come to the other side; that won't happen, right,

9 promise?

10          COMMISSIONER HOLTZMAN:  I don't think that's

11 the plan, no.

12          DIANE FINI:  Well, if you don't answer, you

13 know?

14          COMMISSIONER HOLTZMAN:  No.

15          DIANE FINI:  So, I've seen various drawings

16 where there's no street at all in front of our

17 buildings.

18          COMMISSIONER HOLTZMAN:  The drawings you've

19 seen are only -- there are, in the plan, here, in that

20 area where you folks are, in addition to other areas,

21 there are conceptual ideas that have been drafted; none

22 of them are plans, none of them have been vetted,

23 because obviously, they need to be vetted by the

24 redevelopment agency, the City Council, the eventual

25 agreement that gets accomplished, and also by our
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1 friends over at transit, who need to make sure that

2 they work for their buses and all of their

3 infrastructure as well.  And they sent us a nice 30-

4 page document today, reminding us of that fact.  

5          So, anything that you've seen in the plan,

6 feel free to comment on, but there's nothing there

7 that's a plan; those were just conceptual ideas that

8 were thrown out as ideas.

9          DIANE FINI:  I know that you don't have

10 actual authority, but can you promise me that you won't

11 allow, without a fight, the idea that there will be no

12 road -- no -- no tire traffic at Hudson Place.

13          COMMISSIONER HOLTZMAN:  I'll tell you that

14 there's going to be a conversation about it.  I don't

15 know what the answer is or what the right solution is,

16 though; no one on this board does, that hasn't been --

17 no one's -- no one's flushed that one out yet.

18          DIANE FINI:  Well, you're here to do so,

19 right?

20          COMMISSIONER HOLTZMAN:  Hold on one second.

21          COMMISSIONER FORBES: this is a plan, as I

22 mentioned at the beginning was; it's a plan that

23 addresses the master plan of the development, of the

24 development properties themselves, of what, you know,

25 the height, the uses would be for those properties. 
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1 For the circulation component, I think that the chair

2 made a good point; we have to address that with New

3 Jersey Transit, respecting their transit and

4 transportation functions.  We have to make sure that

5 there's access for the businesses along there, for

6 deliveries, for emergency access, for emergency

7 vehicles to get through.

8          So, those things will all be addressed in the

9 redevelopment agreement.  We'll be doing a traffic

10 analysis and really evaluating that, working with New

11 Jersey Transit, and recognizing what are their plans

12 for their bus terminal.  We don't have jurisdiction

13 over their transportation functions, but we certainly

14 have an open dialog, making sure that we're addressing

15 that.  And there will certainly be multiple steps along

16 the way when it comes to what the -- how that roadway

17 will be finally designed as a part of this.  And that

18 will be something that will be done at the City Council

19 level.

20          DIANE FINI:  Who now owns Hudson Place and

21 Observer Highway, and who will own it in the future?

22          COMMISSIONER FORBES: I'm sorry, what was

23 that?

24          DIANE FINI:  Who -- who -- like, is it City

25 owned, the street, Hudson Place and Observer Highway,
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1 it's owned by the City of Hoboken?

2          COMMISSIONER HOLTZMAN:  Observer is county.

3          COMMISSIONER FORBES: County, yeah.

4          DIANE FINI:  I mean, you're not giving the

5 road to the project.

6          COMMISSIONER HOLTZMAN:  No.

7          COMMISSIONER FORBES: Correct, it will end up

8 being the right of way, a public right of way.

9          DIANE FINI:  Because for instance, my mother,

10 she's going to come to the restaurant, my mother can't

11 walk very well, so she needs to be dropped off.  So,

12 that's just my mom, but what about, you know, all the

13 other customers and --

14          COMMISSIONER HOLTZMAN:  -- you've got to get

15 your deliveries and everything else.

16          DIANE FINI:  Right, and I'm a licensed

17 appraiser; if you take a piece of property and make it

18 land-locked, it has, like, very little value.  You

19 know, you need frontage.  So, you can't take properties

20 that had frontage, and take away frontage.  I don't

21 know, it just seem crazy that it's a possibility.  I'm

22 not saying it's going to happen, but I'm -- I'm very

23 close to it and we'd have to be very vocal to make sure

24 that -- you know, we have people get dropped off in

25 taxis, and we have special events.  We have a lot of
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1 people that come to a restaurant.

2          COMMISSIONER HOLTZMAN:  And I don't mean to

3 discourage you in any way, and I'm glad that you made

4 the comment, but this is not, unfortunately, the day to

5 make that argument; there will be a day, though; is

6 that correct?

7          DIANE FINI:  I just want you to have it in

8 your mind.

9          COMMISSIONER HOLTZMAN:  No, that's fine.

10          COMMISSIONER FORBES: I certainly think that,

11 you know, the Planning Board can make sure to address

12 accessibility to existing businesses, and you know,

13 emergency access, deliveries, and those issues

14          DIANE FINI:  So, for instance, say I had to

15 redo the facade of the building, trucks would be able

16 to drive up, painters would be able to paint, you know,

17 things like this.  This would never be a --

18          COMMISSIONER HOLTZMAN:  Okay.  Thank you.

19          DIANE FINI:  Thank you.

20          COMMISSIONER HOLTZMAN:  Ron?

21          RON HINE:  My name is Ron Hine, H-i-n-e.  I

22 live at 5 Willow, Hoboken.  I have a slide show here. 

23 I don't have a projector, so I put it on paper.

24          COMMISSIONER HOLTZMAN:  Yeah, we're going to

25 need to take a break, Ron.  How long is your
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1 presentation?

2          RON HINE: I don't know; maybe five minutes.

3                  (Recess)

4          COMMISSIONER HOLTZMAN:  All right.  Guys,

5 we're going to get started again.  We're back on the

6 record.  Mr. Howell, you have the floor.

7          RON HINE:  Thank you very much.  I'm the

8 director of the fund for a better waterfront, and when

9 the railyard redevelopment plan was made public in

10 September of 2012, we did take a very close look at it,

11 and tried to analyze it, along with our planning

12 professional.  We did have a lot of conversations with

13 both the potential developer, New Jersey Transit, a

14 number of City officials.  And our Planner developed a

15 slide show concerning this project, trying to point out

16 some serious faults with the plan.

17          And when the amended plan was released last

18 month, I believe, again, we took a look at that.  And

19 we still have some fundamental problems with what's

20 being proposed.  And I'm just going to address one of

21 those issues.

22          Some comments were made early on in the

23 meeting, which i think contradict what you actually see

24 in the plan, and I'm going to get to that shortly, but

25 first, I just wanted to stress the important role that
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1 streets play in developing a plan, and how critical

2 they are in making a successful plan that reflects the

3 character of Hoboken.

4          Streets comprise the largest assemblage of

5 public open space for any urban center.  It's the way

6 we get around in town; whether we're walking or cycling

7 or driving a car, streets provide access throughout the

8 city and once you start to close off those streets,

9 then you're creating a whole series of problems; some

10 of which I'm going to try to point out.

11          So, the first step in the planning process is

12 to map where the streets are going to go, and that's --

13          COMMISSIONER HOLTZMAN:  Let me stop you right

14 there for a second.  Is there some specific questions

15 or comments or recommendations that you have that are

16 relevant to the railyard?

17          RON HINE:  Yes, I believe, yeah.

18          COMMISSIONER HOLTZMAN:  This Board does not

19 need a course in "Planning 101".

20          RON HINE:  Well, I'm working my way up to

21 that, if you'll bear with me.  There are a number of

22 examples of some real classic plans of how cities were

23 developed.  And I provided them to you in my handout. 

24 You can go back to the James Oglethorpe's plan for the

25 City of Savannah; it was developed in 1734; and William
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1 Penn's plan for the City of Pennsylvania in 1681;

2 L'Engant's (phonetic) plan for the City of Washington,

3 D.C., which was originally done in 1792.  I've also

4 included a plan that was done by the same surveyor,

5 Andrew Ellicott for Erie, Pennsylvania. 

6          Then, we get to Hoboken; in 1804, the first

7 plan for Hoboken was developed by Colonel Stevens and

8 the entire surveyal in the name of Charles Ross, and

9 that created the Ross Plan of 1804.  And you can see,

10 it only covers a portion of what Hoboken consists of

11 now.  But as the City grew, surveyors would go out, and

12 they would extend the street grid to the far western

13 part of town, the far northern part of town.

14          You can see the map for the City of Hoboken

15 in the latter 1800s, how consistently this was done

16 over time.

17          And the next plan is the Hopkins Map of 1908. 

18 And you can see the streets, Hoboken streets were

19 brought right down to the waterfront.  And personally,

20 when the plan for the Hoboken waterfront was done back

21 in 1993, the same thing; the street grid was extended

22 to the waterfront.  Same thing at the northern

23 waterfront because it was required by the zoning.  And

24 you can see the difference between Hoboken's waterfront

25 development, despite some problems you referred to
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1 earlier; nevertheless, it stands head and shoulders

2 above what was done in Jersey City, Edgewater, other

3 Hudson River waterfront communities, for that very

4 reason; because those communities failed to extend the

5 public street system to actually create a plan before

6 they allowed the development to take place.

7          So, this leads us to the railyard

8 redevelopment plan and you can see; this is on -- this

9 is Page 9 -- that Washington Street doesn't go trough,

10 Bloomfield Street doesn't go through, nor does Garden

11 Street.  Let me just make sure I get this right.  

12 Clinton and Adams; none of those streets go trough.

13          Now, I heard reference earlier in tonight's

14 meeting, that the street -- extended through this site,

15 in the latest change to this plan.  Well, I don't see

16 it.  And you can see, at the end of Washington Street,

17 there's a building.  Same thing at Bloomfield --

18          COMMISSIONER HOLTZMAN:  Isn't it shown on

19 your Page 11?

20          RON HINE:  I know.  Right now, I'm on Page 9

21 --

22          COMMISSIONER HOLTZMAN:  Okay.

23          RON HINE:   -- I'm going to get to that in

24 just a second.

25          COMMISSIONER HOLTZMAN:   -- because it is
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1 showing streets on Page 11.

2          RON HINE:  Yeah, I'm going to get to that in

3 just a second.

4          Now, the language that was used in the

5 redevelopment plan was providing view corridors.  And

6 this evening talked about view corridors for Washington

7 Street, Bloomfield Street even though there are

8 buildings there between the high-rise towers.  So, that

9 doesn't make a whole lot of sense to me.

10          COMMISSIONER HOLTZMAN:  But there is a view

11 corridor between the buildings; just not all the way to

12 the ground.

13          RON HINE:  No, on Washington Street, there's

14 actually -- at the -- where the -- Washington Street

15 were to be extended south, it would run into a

16 building; same thing with Bloomfield Street.  I mean, I

17 don't see any street there at all, nor a garden; it's,

18 you know, one of the problems is; the plan does not

19 show a clear street pattern for this project.  But if

20 you take a close look at that, clearly, the streets

21 don't go through. 

22          Now, on Page 10 --

23          COMMISSIONER HOLTZMAN:  You'd like them to go

24 through to the railyard, is that what you think is a

25 better solution?
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1          RON HINE:  I'm getting to that.  Just bear

2 with me one second, please.  

3          On Page 10, I'm showing the -- this is the

4 New Jersey Transit site plan in 2012.  So, basically,

5 the project was being proposed on three super blocks. 

6 Now, what we -- and I'm sorry i don't have something to

7 show what the current street plan shows because it's

8 not in the redevelopment plan.  You can look at all the

9 drawings; it's very confusing.

10          But what I said before about the streets that

11 don't go through, I'm certainly willing to stand by

12 that because that's the way I read it.  So, what you

13 see on Page 11 is what we propose.  This is our own

14 drawing.

15          And so, if you were to extend all the

16 streets, the north/south streets through, you get 7 new

17 blocks of development.  And this is very important to

18 delineate precisely where the development will go.  And

19 to create Hoboken-sized blocks, which is really the

20 first step in helping preserve Hoboken's character.

21          We did a sketch on Page 12.  You can see that

22 this is really important in terms of providing the

23 proper circulation through this site.  So, the road at

24 the back, you want to be two ways.  If all the

25 north/south street goes through, that will actually
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1 relieve some of the traffic problems on Observer

2 Highway, because people would be able to access their

3 parking, they would be able to access their building

4 from the road at the back, and all the north/south

5 streets would allow them access to that back road.

6          And then also, what would be very important

7 is for that service road at the back to connect Marin

8 (phonetic) Boulevard, and the current drawings in the

9 redevelopment plan do not show that.  So, -- and the

10 last image here is a typical Hoboken block.  You can

11 see --

12          COMMISSIONER HOLTZMAN:  Hold on one second,

13 Ron.  Director, did you want to comment on anything

14 that Mr. Hein (phonetic) is presenting?

15          RON HINE: Could I finish my comments before -

16 -

17          COMMISSIONER FORBES: Yeah.

18          RON HINE: -- and I'm happy to listen to your

19 discussion or answer questions --

20          COMMISSIONER HOLTZMAN:  Trying to get an

21 answer as you're going  along.  Why don't you hang on -

22 -

23          RON HINE:  I thought this was a public

24 hearing.

25          COMMISSIONER HOLTZMAN:  It is a public
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1 hearing, Ron.

2          RON HINE:  Well, I'm getting interrupted an

3 awful lot.

4          COMMISSIONER HOLTZMAN:  No one's throwing you

5 to your seat just yet.

6          RON HINE:  Okay.

7          COMMISSIONER HOLTZMAN:  Director?

8          COMMISSIONER FORBES: Let him finish, and

9 then, I'll --

10          COMMISSIONER HOLTZMAN:  Sure.

11          RON HINE:  So, the final page shows a typical

12 Hoboken block.  All the buildings are built to the

13 front lot line, which is very much ho's character. 

14 It's what's called the Hoboken doughnut.  The buildings

15 are short and squat; it's very dense, but that's what

16 gives Hoboken its character.  And I understand a

17 project like this is not going to look like old

18 Hoboken, but what you want to do is try to capture as

19 much of that ambiance, as much of that character as you

20 can.  

21          And I really feel that the current plan does

22 not succeed in doing that.

23          COMMISSIONER HOLTZMAN:  Director?

24          COMMISSIONER FORBES: Yeah, actually, I do

25 want to point out a couple of things; first, on Page 24
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1 of the plan, it actually shows where those blocks would

2 be.  And it does show the roadway; the grid actually

3 shows six blocks; you have seven on yours.  The

4 difference would be that we don't have Clinton Street

5 going through because it's not going to go through the

6 Neuman Leather's site because it will end up having to

7 go through an historic building.  Otherwise, everything

8 else does have that going through.

9          Bloomfield, we did have that where there was

10 the capability that a building could be built above it,

11 but it's not -- the road will go through and actually

12 connect that with the service road.

13          To Marin Boulevard (phonetic), that service

14 road will be connected from Marin over to Bloomfield. 

15 As far as Washington Street, that's something -- you

16 know, the-- as I mentioned before; there's images that

17 show the height on Page 36 and 37, that's not exactly

18 how those buildings are going to be laid our to

19 designed; it's to show what the height, the amount of

20 square footage that would be on those different blocks.

21          So, those roadways can go through.  I know on

22 Garden Street, it looks like -- but it was just to show

23 that there can be some park spaces around there.  But

24 just to go to that street wall issue, and you just

25 mentioned, you know, building to that front lot line;
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1 that's actually what the front of those buildings would

2 be; is at the front lot line.

3          And actually, 80 percent of te frontage along

4 Hudson place and -- no, 70 percent of the frontage on

5 Hudson Place, and 80 percent along sites 1, 2 and 3

6 actually would have to be built out along the -- to the

7 lot line in those particular properties.  It's when you

8 get to a certain height that they would be stepped

9 back.  So that, it's not going to be a 20-story

10 building, that's all going to be on the front, but like

11 at the site 1, it's at 10 stories, and at sites 2 and

12 3, it's at 7 stories so it doesn't have that -- that

13 canning effect on that.

14          So, I just -- I wanted to address those

15 issues that you mentioned.

16          COMMISSIONER HOLTZMAN:  Thank you.

17          COMMISSIONER FORBES: Yeah, service road is

18 expected to be two lanes.

19          COMMISSIONER HOLTZMAN:  Thank you, Ron.

20          RON HINE:  Okay.  Thank you very much.

21          COMMISSIONER HOLTZMAN:  Ernie?

22          HANY AHMED:  Hany Ahmed -- 

23          MR. GALVIN: Spell, please?

24          HANY AHMED:  -- 225 River Street -- H-a-n-y,

25 A-h-m-e-d.
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1          MR. GALVIN:  -- 225 --

2          HANY AHMED:  -- River Street, Hoboken, New

3 Jersey.

4          COMMISSIONER HOLTZMAN:  Thank you, Mr. Ahmed.

5          HANY AHMED: I wanted to address a couple of

6 points and echo a couple of points that I've heard so

7 far tonight.  Actually, with what Ron Hein just said,

8 you know, circulation is important, and I see that

9 Transit along with the administration has been working

10 very hard to try to get a circulation pattern that will

11 work.  It may not be perfect, but I know that you're

12 going to work hard on one that works.

13          One of the concerns I heard earlier tonight,

14 from Diane Fini, about Hudson Place isn't about the

15 concern.  And that's the circulation that happens down

16 by the PATH train; it goes into a dead-end street, and

17 I understand, you know, on some of the plans, it showed

18 it as a public plaza.  Normally, a public plaza sounds

19 like a wonderful idea, but when it limits access to a

20 street, it sometimes could not be a wonderful idea, and

21 it can damage businesses in the area.

22          So, I think that one of the recommendations -

23 - I know that you can't write it down and say; this has

24 to happen, but a recommendation, I think, of that

25 magnitude would be important to state, you know, what
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1 we have there now.  The overall plan, you know, look, a

2 lot of people are afraid of change.  And we've seen

3 this before and we've heard in the past, you know, a

4 lot of dooms-day scenarios when we do development. 

5 We've heard this on the southern waterfront, 10 --

6 actually, almost 15, 20 years ago.  We heard how the

7 traffic was going to be horrendous, and the City was

8 just going to plummet and you know, we weren't going to

9 make it out of this.

10          Twenty years later, we've witnessed the last

11 building go up, and you know, to others -- not matching

12 the statements they made earlier, these things didn't

13 happen.  We don't have traffic backed up to Jersey City

14 in the morning to get to the Wiley Building (phonetic);

15 that just has not happened.

16          So, going forward, I mean, this body here,

17 you know, you're looking at what others are calling a

18 large plan, but it's something that's palpable.  And

19 the concern that I have isn't so much in the height;

20 I'm concerned that this Board, when they send the

21 message back to the City Council, I was hoping that you

22 could almost un-handcuff the City Council.  I feel that

23 they are, at times, overwhelmed and feel this -- this

24 pressure to keep buildings down, when that may not be

25 the proper solution.
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1          It's not the height that I worry about; it's

2 what we interact with on the street that I worry about. 

3 You know, I'm interacting with the sidewalk.  If

4 someone in this room can point out a 20- to 21-story

5 building, I'll give you a trophy, because you can't,

6 you can't from a distance.  You can pull out a tape

7 measure, maybe, but you can't from a distance.

8          What you can see, though is when you turn the

9 corner on a sidewalk, and you have an 8-foot sidewalk. 

10 That would make a difference in your life.  A wider

11 sidewalk would make a big difference in your life;

12 whether you're trying to go by with a carriage or a

13 bicycle, or whatever you're doing.  So, I'm more

14 concerned with the interaction of the lower level of

15 the street; how it functions; do you have retail?  Are

16 we a ghost town at night?  What is going to happen at

17 this lower level?

18          And I was hoping that this body can relay to

19 the City Council, and how critical and important that

20 is, and the emphasis of that.

21          I'm glad that you have an architect on board,

22 and he's worked with several rail yards, and has seen,

23 you know, I'm sure he's heard his doomsday scenarios

24 also, and we're finally seeing these yards being

25 revitalized throughout New York City and throughout the



108

1 region.

2          The Wiley Building (phonetic) that many have

3 pointed out to; that plan was approved in 1997.  You

4 know, that was -- do the fast math; 17, 18 years ago. 

5 This plan's not going to get done right away.  You

6 know, we're going to pass it, but you're not going to

7 see these buildings come out over night; they're not

8 just going to appear, you know, by 2016.  If I have to

9 guess, you'd be lucky if you saw the first of them by

10 2018.  So, I think that's important to point out.

11          And something else that was pointed out

12 tonight that really worries me is on Observer Highway. 

13 There's this theory that this one-lane thing is a good

14 thing, and I'm just not sold yet on that.  I've seen

15 effects of that in other areas, when you try to narrow

16 it down to one lane, and it really -- it hinders when

17 you have vehicles that are trying to turn; that's where

18 the problems start.  If someone's trying to make a left

19 turn or a right turn, you're stuck behind that vehicle

20 until someone will let them go, unless you have a turn

21 signal.  So, that worries me.  It worries me that we're

22 manufacturing traffic.

23          And we do that now, you know, accidentally or

24 whatever; when you try to exit the town on the south

25 side in the morning, these lights aren't timed.  You
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1 get so far, and then you get to this bottleneck of this

2 one lane, that we try to get out from under the train

3 trestle -- and everybody in this room, I'm sure has

4 experiences it at some point, and it doesn't need to be

5 that way.

6          I've spoken at Council meetings at length,

7 you know, expressing my concern, saying, we should be

8 able to work with Port of Authority and Jersey City in

9 the morning to relay, you know, police officers to get

10 the vehicles to exit town in the morning, and to enter

11 town in the evening.  They do this very well in Newark. 

12 They turn traffic from -- you know, you have four

13 lanes; two lanes coming in, two lanes going out.  And

14 in the morning, they focus -- they make it three lanes

15 going into the City of Newark, and three lanes exiting

16 the City of Newark.  They turn it with these lights,

17 they have X's on them and green lights on.  So, they do

18 it through signals.  

19          You know, maybe we should look at something

20 similar since we know that the traffic pattern is one

21 of leaving in the morning and coming in the evening.

22 So, we could address that.  We have smart, you know,

23 planner, we have a strong administration and a great

24 body here that can make that recommendation.

25          So, I don't want people to have this fear
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1 that the town is going to be destroyed.  We've heard

2 this over and over again.  And a lot of people should -

3 - it hasn't happened.  

4          So, I just wanted to point that out.  I'm

5 happy to see something happen here.  There was no

6 access -- there is no access to the transit yards right

7 now, and there was no access to Maxwell (phonetic)

8 years ago.  There was fence there.  It was a factory

9 that closed down, and a fence there.  And we had the

10 same fence on the southern waterfront.  But now, I get

11 to jog on that waterfront.  I get to walk on Maxwell

12 and sit in that grass and sit on a bench.  We didn't

13 have this access before.  And I'm looking forward to

14 having access through the transit yard, you know, at

15 some point.

16          And I hope your recommendations find their

17 way to the Council, and give it your best.  Thanks.

18          COMMISSIONER HOLTZMAN:  Thank you, Mr. Ahmed.

19          Director, is there a process -- I know that,

20 you know -- a traffic -- significant traffic studies,

21 congestion studies, flow studies are all going to be a

22 part of this.  Is there a specific process as to when

23 those types of things occur?  Obviously, before

24 somebody puts a shovel in the ground.

25          COMMISSIONER FORBES:  Right now, the first
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1 step is; we need to have a redevelopment plan in place. 

2 At that point, then the City can actually entertain

3 potential developers with, you know, New Jersey

4 Transit, the plan actually addresses that; that New

5 Jersey Transit would have to have an agreement with

6 them, obviously, to sell or utilize their property. 

7 And at that point, we enter into what's typically

8 called -- we call it interim cost agreement and

9 conditional designation agreement.  

10          So, we would conditionally designate in order

11 to negotiate that redevelopment agreement.  I think we

12 would be looking at, since this is such a significant

13 project.  We know that phasing would have to be a part

14 of that.  We would look at an overarching redevelopment

15 agreement, because we do need to address the

16 comprehensive issues that come with this project so

17 that we're not getting to the end of phases and then

18 say, well now, we have a traffic problem.  We would be

19 looking at those comprehensively up front, and putting

20 in what the improvements -- because we know we have the

21 estimation of what that square footage and the amount

22 of parking and traffic that would be generated from

23 that site, based on the plan. 

24          We would do that study.  It's something that

25 the City would have their consultants review -- do that
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1 study, and review that analysis, and determine what are

2 those improvements.

3          We actually added language into the plan that

4 actually addresses the concerns that go beyond just

5 what is it -- what are -- making sure that it doesn't

6 create any additional traffic problems, but it actually

7 is going to improve the traffic problems in the

8 southwest.  And we wanted to make sure that that was

9 addressed because those are already such substandard

10 situations for traffic down there.

11          COMMISSIONER HOLTZMAN:  So, is there a

12 recommendation that you think it would be good for this

13 Board to offer up to the City Council, to remind them

14 of their responsibility for taking these traffic

15 studies and actions prior to anything else -- I mean, I

16 understand that that's supposed to be how the procedure

17 works.  I think this Board probably wants to send a

18 message that we want to make sure that they're paying

19 attention to that front and center.  Is there --

20          COMMISSIONER FORBES:  We would absolutely put

21 that as a recommendation, that a traffic analysis is

22 done before -- in the negotiation of the overarching

23 redevelopment plan.

24          COMMISSIONER HOLTZMAN:  Okay.  Thank you.

25          DAVE ROBERTS:  Mr. Chairman, I'm just
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1 thinking that traffic -- a lot of times, when we think

2 of traffic analysis, we think of doing counts, and

3 doing trip generation and trying to -- I think what we

4 maybe really -- what we may really need is a traffic

5 modeling plan which can -- to get to Ahmed's or for

6 Hein's comment about the smart signalization and

7 changing lanes and things like that, that could be

8 modeled with pretty standard computer modeling that

9 would actually show -- and the fact that the service

10 roads will be two way and connect to Marin; none of

11 that's really -- I don't think -- has been modeled yet.

12          COMMISSIONER FORBES: -- modeled yet.

13          DAVE ROBERTS:  And that might be a good

14 interim step between adopting the redevelopment plan,

15 and somewhere in the redevelopment agreement

16 negotiations because someone's going to have to pay for

17 that.  It could be funded by a grant.

18          COMMISSIONER FORBES:  Actually, that's

19 something that we go through -- when I called that an

20 interim cost agreement and conditional designation, is

21 our process that we have in place at this point is;

22 when we're negotiating a redevelopment agreement, we

23 enter into that agreement not just as we're going to

24 only negotiate with that developer --

25          DAVE ROBERTS:  Right.
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1          COMMISSIONER FORBES:  -- and it also says

2 that they have to provide an escrow.  We select who the

3 consultant is, but we pay for that out of the escrow. 

4 It can be anything from a traffic analysis, a parking

5 analysis.  We look at, you know, we look at economic

6 analyses and review of pro formas.  There are a lot of

7 different things that we have evaluated in negotiating

8 redevelopment agreements, where those professionals are

9 then paid for through that escrow.

10          DAVE ROBERTS:  Yeah, and the reason I

11 mentioned it might be a grant is because if we phase

12 this and we end up breaking it up into separate, you

13 know, redevelopment agreements, then you may have a

14 hard time finding one developer in the front end,

15 that's going to pay for the traffic modeling for the

16 whole thing.  So, unless you do a master redeveloper

17 that has kind of the jurisdiction over the whole

18 project and then breaks it up into smaller pieces, it

19 might be, if there's a funding source available, that

20 the -- at least the modeling part could be done kind of

21 up front based on what the plan allows, then, you -- as

22 developers come in, they could pay towards that.

23          COMMISSIONER FORBES:  I have seen all that --

24 I don't want to get bogged down in something that's not

25 part of the jurisdiction of this Board --
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1          DAVE ROBERTS: Yeah, I know, I just --

2          COMMISSIONER FORBES:  -- because that is

3 something that the City, as the redevelopment entity

4 will address.  But I think that the recommendation to

5 do the traffic analysis and do the -- the --

6          COMMISSIONER HOLTZMAN:  -- modeling.

7          COMMISSIONER FORBES:  --- yeah, the modeling,

8 would be a good recommendation.

9          COMMISSIONER HOLTZMAN:  Thank you.

10          TERRY PRANSES:  I'm Terry Pranses, that's 

11 T-e-r-r-y, P-r-a-n-s-e-s.  I live at 730 Park.  I've

12 been very involved with the Hoboken railyards task

13 force for the last six years.  Many of the issues that

14 I've heard tonight are what are on people's minds. 

15 Certainly, whether or not this plan in its current

16 format does fit the character of Hoboken and therefore,

17 does it fit the master plan? Our group feels that that

18 scale currently proposed is out of scale.  We were

19 assured by elected officials that it would be hard to

20 keep within the 4- to 16-story parameters that were

21 outlined on the other side, the other side of Observer

22 Highway. 

23          And suddenly, you have a plan that is 20 to

24 24 stories if the goal is achieved.  And of course,

25 people want new goals, but if that's given as an
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1 incentive, those are the number we should be looking

2 at.

3          I don't think it's accidental that the

4 depictions we've seen and City memoranda are sometimes

5 visual; they're sometimes up in the air, looking down

6 on it.  So, in spite of some comments that someone

7 doesn't care what it looks like from the street, I

8 think most of us do care what it looks like from the

9 street; that we are aware of height.  I've heard a

10 number of comments about shadows and the amount of

11 shadow that will be cast by the ultra-tall buildings.

12          We've also not seen, even though we've seen

13 depictions of some of the mid-rise buildings, we've not

14 seen depictions of these proposed new highest rise

15 buildings that would be up to 20 to 24 stories.  So,

16 that's an information gap on the public side.

17          In terms of a traffic study, I am glad to

18 hear all of this discussion.  We think it's crucial. 

19 The scale of this project with the 900 to 1,000 new

20 residents.  The 5,000 to 6,500, which is Director

21 Forbes' estimate of the work force.  Other people we've

22 talked to in a commercial office space industry say it

23 could go as high as 8,000, 7,000 or 8,000 with the

24 added floor space of the 68 percent commercial.  

25          It is not -- it is convenient for some people
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1 to get there by train, but it's not a foregone

2 conclusion that they will all arrive by train, nor is

3 it a foregone conclusion that there are many office

4 visitors who will come and go by train.  In addition to

5 train concerns, which I know NJ Transit will work with

6 the City on, we need to pay attention to automotive. 

7 We need to pay attention to PATH.  And we have a PATH

8 pattern now, where most people commute from Hoboken to

9 New York City.

10          We have gained recently, through Wiley and

11 Octaforma and Marsh (phonetic), some inbound commuters. 

12 It is very congested on these platforms at rush hour

13 because of this two-way scenario, and PATH has to be

14 brought into the discussions.  We're about to add

15 Pierson (phonetic), another large building.  We haven't

16 seen, literally, the impact of that.

17          I would urge that in the planning process, we

18 do an audit of our existing large commercial tenants,

19 and find out how their people -- and not just

20 employees, but also, their frequent visitors come and

21 go.  And as several of you have suggested, do some

22 modeling.  So, that is part of the traffic study; is a

23 comprehensive modeling based on some information we

24 should have here on hand.

25          We also believe, and it's been gone over
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1 lightly; there's been some discussion of the historic

2 character of Hoboken, but not enough discussion of the

3 historic buildings within the site, that an historic

4 audit is in order, that some ideas early on about

5 adaptive reuse, particularly for the Records Building,

6 are appropriate.  You would also, even though it's

7 inside the box, so to speak, the immigrant hall or

8 immigrant waiting room be examined.  We're told

9 transportation usage; we don't think it's literally

10 tracks going there.  

11          So, that's an important historic structure,

12 and let's see if we can work with our partner, NJT to

13 use that more fruitfully and more to public advantage.

14          In terms of phasing in; I am hearing this,

15 and I think that your recommendation, that you could

16 definitely talk about the phasing in.  So, if overall,

17 the view is 68 commercial, 25 percent residential, as

18 buildings are built, let's keep with that.  If you want

19 to change that up, do that, but basically, I can see,

20 as many of us can, in Hoboken based on the last 15, 20

21 years, that there will be a rush to fill all those

22 residential spaces, and then, none of the commercial

23 will happen.

24          So, if we're developing a mega plan that has

25 a certain balance, then we should consider keeping that
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1 balance throughout.  And as we do the phasing, more

2 opportunities to see what are the true traffic

3 implications, as Director Forbes said, as opposed to

4 only hypothetical ones.

5          We also have heard some discussion on taxes,

6 and I don't think we should leap to conclusions that

7 will only be tax positive.  We've seen situations where

8 other development in town has, at least at the county

9 level, caused the county to say; oh, Hoboken, it's

10 where the money goes, everything is more valuable.  And

11 our share of county taxes is disproportionate.  So, the

12 taxes we pay as citizens are not 100 percent -- as we

13 all know well -- controlled by what the City itself can

14 do; they're also controlled by the county and school

15 board.

16          COMMISSIONER HOLTZMAN:  Thank you.

17          EDWARD TIAGHA:   Hello.  My name is Edward

18 Tiagha, T-i-a-g-h-a.

19          MR. GALVIN: Business?

20          EDWARD TIAGHA:   I actually live in Jersey

21 City.  I'm a member of the 825 Operator Engineers'

22 Union.

23          COMMISSIONER HOLTZMAN:  Okay.

24          EDWARD TIAGHA:   And I've heard a few issues

25 mentioned here tonight, some of which are very
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1 important; one of them being the traffic situation. 

2 And in -- being in the Operators' Engineer Union, I've

3 had the opportunity of working in Hoboken over the last

4 three years on 14th Street Viaduct, and in that time,

5 I've had the opportunity to view some of the cultures

6 of Hoboken.    And one of those cultures is having the

7 ability to walk to most of the places that you deem

8 necessary or get most of the things that you would

9 need.

10          It seems as though work that -- I'm sorry.

11          COMMISSIONER HOLTZMAN:  Take your time.  Take

12 your time.  What kind of work do you do?

13          EDWARD TIAGHA:  I'm a surveyor.  I think that

14 this actually promotes the opportunity to use some of

15 the resources that I've noticed to be available in

16 Hoboken as I worked on the 14th Street Viaduct.  I've

17 come across the bicycle racks for rental usage.  I've

18 noticed that most of the people here are already

19 attuned to the fact that there are certain hours of the

20 day that you're just not going to be able to drive to

21 certain areas of town.  That's something that I think

22 that most of the people that live in Hoboken have come

23 to terms with.

24          Now, as has been mentioned that there will be

25 studies because of course, with this new development,



121

1 it will bring on some new traffic.  But the benefit of

2 knowing that it's going to be near a train station,

3 will serve to potentially alleviate a lot of that

4 traffic.

5          There was a mention of potentially opening up

6 the sidewalk, which I think maybe something worth

7 looking at considering the fact that in your attempts

8 to open up the space, the actual street view that you

9 have will be limited of course, but in having people

10 use mass transit or these public options that are

11 available to them, you will make sure that they have

12 those areas available, you know, if actually, they will

13 be willing to use them, that sidewalk.

14          There was a mention of the flooding and

15 drainage issues and I noticed during Sandy, of course,

16 that was one of the heavier flooded areas.  And this

17 construction, it gives the opportunity, as I heard

18 mentioned earlier this evening, that during the

19 construction process, not only will it be from the

20 ground up, it will be from the ground down.  So, some

21 of the drainage issues and possibly some of the

22 elevations can be redesigned during the final process,

23 of course, to where as though if pitched in a different

24 direction avoid some of the drainage issues that you

25 encountered as far as the town of Hoboken.  I thought
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1 it was a huge problem, being flooding, I've noticed.

2          The tax benefits are actually determined

3 right before we recently started this address. 

4 Unfortunately, I don't know the details of this

5 assistance, as to how that would work, but I would

6 imagine that when you put these businesses here, these

7 stand to gain 60 percent, 2/3 up over 25 percent over

8 one quarter, you'd stand to get tax revenues from these

9 businesses that may very well alleviate some of the tax

10 liabilities and the people who are coming here paying

11 those taxes.

12          I'm sorry.

13          COMMISSIONER HOLTZMAN:  Take your time.

14          EDWARD TIAGHA:   I guess I'll conclude with;

15 ultimately, it gives the benefit of quite a few things;

16 one of those being the immediate employment

17 opportunities, which of course, I have only been made

18 to stand to gain from, as well as the potential for

19 long-term opportunities from the commercial real estate

20 that would be a residual effect, and of course, all of

21 the utilities that would be dealing with said

22 residences, and of course, the needed resources for the

23 sake of the public transportation.  It actually stands

24 to benefit quite a bit of different facets of this

25 operation opposed to the actual building of this
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1 location.

2          So, I think there's quite a bit to be looked

3 at in terms of benefits.  Of course, you can sit here

4 and discuss the potential hangups, but there's a lot of

5 things that, you know, we need to focus on like

6 potential benefits.  As we know, as was mentioned,

7 change is hard, but it's a part of life, and I think we

8 only adjust as we encounter it.  Thank you.

9          COMMISSIONER HOLTZMAN:  Thank you for your

10 comments.  Come on up.

11          COMMISSIONER FISHER:  I've raised before and

12 I raised it at the City Council meeting --

13          COMMISSIONER HOLTZMAN:  Just introduce

14 yourself.

15          COMMISSIONER FISHER:  I'm sorry, Tiffany

16 Fisher, 1500 Hudson Street.

17          MR. GALVIN:  F-i-s-h-e-r?

18          COMMISSIONER FISHER: -- s-h-e-r, yes.

19          I mentioned at the City Council meeting a

20 couple of weeks ago, loading zones, loading docks, as

21 everyone knows.  In the master plan, it says that off-

22 street loading zones need to be on the back side of the

23 building, and I had mentioned at City Council if it's

24 possible when you do redevelopment agreements to make

25 it a requisite that they have off-street loading zones,
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1 you know, putting it at the base of the building.  It's

2 something once the plans are done, you can't go back

3 and force them to put a loading zone at the base of the

4 building.  So, it's kind of an opportunity, right?

5          COMMISSIONER HOLTZMAN:  It's going to be our

6 recommendation.  We actually are going to ask the City

7 Council to incorporate the loading zones, whether

8 they're for commercial or for residential, within the

9 buildings whenever possible.

10          TIFFANY FISHER:  Yeah, fantastic.

11          UNKNOWN SPEAKER:  -- in the service road.

12          TIFFANY FISHER:  Excellent.  And the segue to

13 my next point -- and that's fantastic, and hopefully,

14 ripples through the rest of Hoboken.    But the segue,

15 just to add to the list of things to consider in the

16 modeling, et cetera, is really what the businesses --

17 in some of the traffic surveys that I've seen, that you

18 guys looked at, the Planning Board, a lot of focus is

19 on cars, and it's not really all the services required,

20 you know, all the deliveries, et cetera, the FedEx, you

21 know, everything that is required to support not only a

22 commercial building because they have different needs

23 than, like, residential.

24          I always use the example of Fresh Direct; you

25 know, we have -- I don't know -- 2500 deliveries a
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1 year, but those are trucks.  So, when you're thinking

2 about traffic and being on the service road or Observer

3 Boulevard, just to make sure that those counts are

4 included.

5          And then, the other thing as it relates to

6 traffic as well, is really pedestrian and the impact on

7 traffic.  Everyone's been in New York City when you get

8 to a corner and you want to make a right, and you just

9 are stopped because you're waiting for, you know, 40,

10 50 -- whatever it is -- people to just cross the

11 street.  You can't move.  And then, you go through

12 another light.  So, thinking about those 850, 900

13 residents that are living there; some of which will

14 just walk east to go into the PATH train, but a number

15 of them may be children that are going to cross

16 Observer to go to schools or nannies, or, you know,

17 whatever it is.

18          So, it's those flows and the impact on

19 traffic that I think, you know, you only see them in

20 places like Hoboken and urban areas, but then, areas

21 where you have vertical density, it's more, and we

22 haven't seen a lot of those in traffic studies.  So,

23 just a few things, maybe add.  You know, we have a one-

24 time opportunity, make sure the traffic studies are

25 right.  That's it.
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1          COMMISSIONER HOLTZMAN:  Okay.  Ms. Fisher,

2 I've got a question for you; do you think it should be

3 a recommendation of this Board as well, that we make

4 sure that they take pets into consideration?

5          TIFFANY FISHER:  Yes.  As a matter of fact --

6 thank you for raising that, Chairman Holtzman.  As

7 everyone's out here knows; I have two issues; pets and

8 loading zones.  As it related to vertical building. 

9 It's a lot different when you only have 50 people

10 living on a block, but when you suddenly have 500

11 people living on a block in a place like Hoboken, you

12 know, pets are realistic; people have them.  If you

13 either say there's no pets allowed in the building, and

14 you don't worry about it; or you know, you have 500

15 units, 600 units, you're probably going to get 25

16 percent pets.  That's 100 extra dogs that need a place

17 to relieve themselves.

18          So, in all the open spaces, not on tops of

19 buildings, but preferably in the ground, you should

20 consider making sure that at least near the

21 residential, that there is a place.  Thank you for

22 reminding me.

23          COMMISSIONER HOLTZMAN:  Thank you, Ms.

24 Fisher.

25          Is there anyone else in the public?  Okay. 
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1 We'll close the public portion.  Thank you.

2          COMMISSIONER GRAHAM:  So moved.

3          COMMISSIONER MAGALETTA:  Second.

4          COMMISSIONER HOLTZMAN:  Thank you.  All in

5 favor of closing the public portion?  Yes, aye.  Thank

6 you.

7          Are there any additional comments or

8 questions from the commissioners?

9          I have one.  Dennis has got a list of some

10 recommendations, and what I'd like to do is to be able

11 to -- let's read these recommendations out, and then,

12 what I'd like the Board to do is to basically be able

13 to vote on each of the recommendations.  Some of them

14 are the opinions of individuals.

15          I would like to make sure that the

16 recommendations that we send to the Planning Board are

17 basically --

18          UNKNOWN SPEAKER:  City Council.

19          COMMISSIONER HOLTZMAN:  -- or to the City

20 Council are the consensus of the whole team here. But I

21 think, Dave, you had a couple of things that you wanted

22 to jump in in terms of master plan continuity?

23          DAVE ROBERTS:  Yeah, I guess that maybe what

24 I could do is just sort of summarize both the 2004 --

25 and actually, the easiest way to do that is to go to
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1 the 2010 re-examine report, because it summarizes the

2 2004 master plan, and then, indicates what's been

3 changed -- you know, it's been ten years.  In this

4 particular case, it had been six years, when the re-

5 exam was done, but I think there are a couple points in

6 the objectives, and in the language that deals

7 specifically about the terminal, and what was called

8 the -- effectively the rail yards section along

9 Observer Highway.  

10          I can just point out what I see in the master

11 plan just for the Board's --

12          MR. GALVIN:  I think from the testimony that

13 we heard, that the position you have to weigh out is;

14 does this comply with the master plan?  And Dave took

15 the position that it does comply with the master plan. 

16 We've heard comments from people in the audience; some

17 of whom disagreed with that.  So, I thought maybe you

18 should just readdress --

19          DAVE ROBERTS: Yeah --

20          MR. GALVIN:  -- it doesn't have to be long,

21 just two or three points that you feel are --

22          DAVE ROBERTS:  Right, and I think in this

23 case, what I would suggest is to take this in the

24 context of what I'd indicated before that the statute

25 asks is that the redevelopment plan either be
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1 consistent with or designed to effectuate the master

2 plan, and it may not be the entire master plan, but

3 effectively, the spirit of the master plan and the re-

4 exam, of courses.  So, I'll just throw a couple of them

5 out that I found -- that I felt were most relevant.

6          One of them is -- and this is actually one of

7 the objectives in the land use section of the 2004

8 master plan that was effectively carried over in the

9 2010 re-exam, which was that new -- this is subsection

10 -- this is land use, which is 6, Subsection E, which is

11 to use new zoning tools -- redevelopment being one of

12 those zoning tools -- wherever large-scale development

13 is permitted, to mandate mixed-use development,

14 including live/work space, artist housing, ground-floor

15 cultural uses, and require public benefits like open

16 space and cultural facilities.  So, the idea was -- the

17 focus was on mixed use, and I think that is clearly a

18 requirement in both sections; both the residential

19 mixed use and the commercial mixed use, which has been

20 talked about.

21          Under design, which is -- the overall goal,

22 which is to require high quality design that will build

23 the historic districts of the future.  One of the

24 emphasis is on -- in Subsection A -- develop green

25 architectural standards to create a new environmentally
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1 sensitive design prototype to complement the

2 traditional forum.  I think the point there is that

3 even as far back as 2004, green infrastructure and

4 sustainability was talked about in the master plan; one

5 of the first master plans in the state that really

6 talked about it. 

7          And it's being carried forward, and there is

8 a green and sustainability component of this

9 redevelopment plan.  And then, really, when it gets to

10 -- and the master plan goes over a lot of -- the rest

11 of Hoboken, obviously, but when it talks about this

12 particular area, it's relevant in the section that

13 deals with economic development.  And this is part of

14 the land use, and it says; for the -- it says ensure

15 that the southeast corner of the City has modestly-

16 scaled office buildings located at the Hoboken

17 terminal, provide additional open space community

18 facilities.  This is from the 2004 aster plan, and what

19 the 2010 re-exam, then, basically updates is in 2005

20 the City attempted to amend the zoning ordinance.  And

21 it kind of gives a history; did a redevelopment

22 attempt.  It talks about the Neuman Leather site.

23          And then, when it gets to this site, it says;

24 in 2007, the redevelopment plan put forward by New

25 Jersey Transit for the entire train yards south of
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1 Observer Highway and east of Henderson Street proposed

2 colossal-sized residential and office buildings.  The

3 City rejected the proposal and is pursuing this

4 significantly reduced scale plan.  So, this obviously

5 predated the City coming out with its plan.

6          And then, it goes on to say that the City has

7 hired a redevelopment planner, but has agreed to

8 coordinate with NJT studio class to develop ideas to

9 redesign the terminal area in a way that integrates it

10 with the City and provided public spaces and resolves

11 issues of use, urban design and traffic circulation. 

12 And then it says, public input will be a major

13 component of this approach.

14          So, I think there are pieces in here in terms

15 of; well, has this plan done that?  Because that's what

16 this section of the re-exam report is talking about. 

17 You'd have to make that determination about whether the

18 public input was incorporated into the October version

19 of the redevelopment plan, after the September of 2012

20 was released, so, a two-year period, allowed this plan

21 to be integrated into the City in a more efficient way

22 than it had been previously proposed.  

23          And there was some talk tonight about the

24 original super block recommendation that New Jersey

25 Transit had come up with.  The next iteration of 2012,
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1 and then, this final iteration of 2014, has it

2 accomplished the recommendation in the 2010 master plan

3 to integrate it -- better integrate it into the City,

4 and to deal with the uses.  And it's interesting that

5 the uses really haven't changed; 2004, 2010 and the

6 current redevelopment plan all talked about mixing uses

7 and emphasizing commercial development close to the

8 train station.

9          So, I think those are really the -- there's

10 more I could talk about because the 2010 re-exam report

11 effectively recommends that the sections that were

12 referenced earlier, the RR and the HT; the HT would be

13 Hoboken Terminal; the RR would be the railroad section,

14 which really covers the combination of the two spaces,

15 be effectively repealed because -- and that the

16 industrial zone be retained because there was a

17 redevelopment plan being prepared.  So, the master plan

18 anticipated that this redevelopment plan was coming.

19          So, I meant that would be the reference.

20          COMMISSIONER HOLTZMAN:  Thank you very much. 

21 Dennis, can you give us the first item on your

22 recommendations list?

23          MR. GALVIN:  One, the governing body should

24 consult with the historic preservation committee prior

25 to entering into any redeveloper agreement which would
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1 encompass historic buildings or neighborhoods, as

2 identified in the prime.

3          COMMISSIONER HOLTZMAN:  Go ahead, Councilman.

4          COMMISSIONER BHALLA:   Do you mean the

5 historical preservation commission, or is that --

6          COMMISSIONER HOLTZMAN:  Yeah, commission.  We

7 always need another attorney to check our titles,

8 right?  Thank you.  Teasing, Robby.  Relax.  It's a

9 late hour.  Okay.

10          So, is there anyone that -- are there any --

11 sure, go ahead.  Let's get the language right.

12          COMMISSIONER WEAVER:  What are we actually

13 asking them to do?

14          COMMISSIONER HOLTZMAN:  Basically to consult

15 with the historic preservation commission in areas that

16 fall within the historic zone, and the build the

17 historic buildings that are within the property; is

18 that correct, Director?

19          COMMISSIONER MAGALETTA:  For what purpose,

20 just to say, hey, we're going to build this, or -- I'm

21 serious.

22          MR. GALVIN:  I mean, what are we planning on

23 doing with the historical buildings; are we going to

24 add onto them, are we going to -- you know, how are we

25 going to integrate them into the project?  There's one
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1 in Summit where we kept the building that was historic,

2 and then, we built a building that was adjacent, that

3 we attached to it.

4          COMMISSIONER HOLTZMAN:  We're asking for

5 further input, that's what we're asking for.  We're

6 making sure that the City Council ask them for their

7 input.

8          Okay.  So, is everyone in agreement with that

9 one, good, we like that one, do we need to vote on it

10 by hands or --

11          COMMISSIONER CONROY:  It might be fast for us

12 to say; does anybody have any objection to it.

13          COMMISSIONER HOLTZMAN:  Any objections to

14 that one?  Thank you.

15          MR. GALVIN:  Two, preserve the horizon

16 walking down Washington Street.

17          COMMISSIONER WEAVER:  Yeah, I would go as far

18 as to add that it is not a vital building site, it is

19 not a building site.  Washington as it extends to --

20          COMMISSIONER HOLTZMAN:  Preserve a view

21 corridor?

22          UNKNOWN SPEAKER:  To the tracks, you're

23 saying, or what?

24          COMMISSIONER WEAVER:  All the way to the --

25 almost -- almost like Page 11.
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1          COMMISSIONER HOLTZMAN:  So, we're asking for

2 them to consider --

3          COMMISSIONER GRAHAM:  No, we're asking them

4 to preserve, not to consider.

5          COMMISSIONER HOLTZMAN:  No, we're ask -- we -

6 - we don't -- go ahead.

7          COMMISSIONER GRAHAM:  We're asking them to

8 preserve, they're to consider our recommendations.

9          MR. GALVIN:  I think we could use the word

10 preserve in that sentence.  They don't have to follow

11 any of these recommendations. 

12          COMMISSIONER HOLTZMAN:  We're asking them to

13 preserve. 

14          MR. GALVIN:  So, preserve the view corridor,

15 or do you think we need more than that?

16          UNKNOWN SPEAKER:  That's fine.

17          COMMISSIONER WEAVER:  No, I wouldn't say view

18 corridor, it is not a developable site.  

19          COMMISSIONER GRAHAM:  Yeah, okay.

20          COMMISSIONER WEAVER:  Forward of Washington

21 as it extends to the south is not a developable site.

22          COMMISSIONER GRAHAM:  I agree.

23          COMMISSIONER MAGALETTA: Well, does that mean

24 you can't develop open space on it, the way you phrase

25 it so broad.
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1          COMMISSIONER WEAVER:  Why don't you say

2 retain it as open space, retain that corridor as open

3 space, okay?  That works.

4          COMMISSIONER CONROY:  That's good.

5          COMMISSIONER WEAVER:  Well, preserve as open

6 space or a roadway.

7          COMMISSIONER CONROY:  Preserve it as open

8 space or a roadway, good.

9          COMMISSIONER WEAVER:  That's great.

10          COMMISSIONER GRAHAM:  I agree with that.

11          MR. GALVIN:  Preserve Washington Street

12 corridor -- is that enough, or do you need more?

13          COMMISSIONER CONROY:  As either open space or

14 a roadway.

15          COMMISSIONER WEAVER:  At grade.

16          COMMISSIONER CONROY:  At grade.

17          COMMISSIONER HOLTZMAN:  Okay. 

18          MR. GALVIN:  Three, consideration should be

19 given to reducing height in the commercial portion of

20 the development, balanced against the floor plate.

21          COMMISSIONER HOLTZMAN:  I think there's been

22 ample conversation about that; that there's a trade off

23 between the shorter, squatter buildings and the taller,

24 thinner buildings.  I'm not sure -- my personal view on

25 that is that I don't think that that is a good
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1 recommendation.  Does anybody else want to weigh in?

2          COMMISSIONER WEAVER:  I'm sorry, it was to

3 make it that shorter and fatter is okay?

4          COMMISSIONER HOLTZMAN:  Yes.

5          COMMISSIONER BHALLA:   No, no, that's not

6 what it -- it says that the issue should be give it

7 further consideration; it's not taking a position

8 necessarily.

9          COMMISSIONER CONROY:  I feel like it's been

10 given a lot of consideration, and that's how they come

11 up with this plan to have a taller, thinner building.

12          COMMISSIONER WEAVER: I think we should take a

13 position and say that taller and thinner is better.

14          COMMISSIONER CONROY:  I agree.

15          COMMISSIONER HOLTZMAN:  I would agree with

16 that statement.

17          COMMISSIONER GRAHAM:  But not over 12, 15

18 stories --

19          COMMISSIONER HOLTZMAN:  I'm not prepared to

20 set a limit.

21          COMMISSIONER CONROY:  We can have them

22 consider is there any way we can put the height down a

23 little bit; I mean, if they consider it, great.  If

24 they can't do it, they can't do it because of the

25 economic fall back of that.  And that makes sense.  We
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1 could say, we would love it to be shorter --

2          COMMISSIONER HOLTZMAN:  I wouldn't --

3          COMMISSIONER WEAVER:  No, it's not going to

4 happen.

5          COMMISSIONER HOLTZMAN:  No.

6          COMMISSIONER CONROY:  It's not going to

7 happen, but again, these are just considerations.

8          COMMISSIONER GRAHAM:  I mean, you don't agree

9 with that, Gary, but I'm just asking.  I may be the

10 only one, but I'd like to know if I'm the only one that

11 would prefer to say we'd like shorter buildings, not

12 24-story buildings.  Does everybody want --

13          COMMISSIONER HOLTZMAN:  Let's start -- we'll

14 flesh it out, that's fine.  That's great.

15          COMMISSIONER GRAHAM:  You know, I think

16 that's a very serious issue.

17          COMMISSIONER HOLTZMAN:  And we're going to

18 have a conversation about it, Ann, that's what we're

19 going to try to do it here.

20          So, what I'd like is a show of hands from the

21 Board whether it's -- whether there's a height

22 restriction that should be entertained in there, or

23 we're going to leave that up to the City Council to

24 determine how that gets sorted out.  I don't think that

25 it's in our purview to personally -- I don't think it's
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1 in our purview to giver them a height restriction.  I

2 think it too limits ability from a design standpoint,

3 and also, from the taller, thinner, that this Board

4 seems to have a preference for, at least parts of it

5 does.

6          COMMISSIONER GRAHAM:  May I say that perhaps

7 we ought to seriously not consider 24 stories; that's

8 just way above and beyond the character of this City. 

9 We're making a little Newport here, that's what it

10 seems like to me.  And you know, if you chose not to do

11 height restriction, that's your choice, but I think I

12 have the right to an opinion here.

13          COMMISSIONER BHALLA:   Chairman?

14          COMMISSIONER HOLTZMAN:  Yes, Councilman.

15          COMMISSIONER BHALLA:   My point is that a

16 recommendation should not recommend a bright-line rule

17 or take a stand per se, but you might have certain

18 buildings where -- ultimately, this is going to be

19 negotiated in a redevelopment agreement irrespective. 

20 Even if we say 36 stories are okay, we might have

21 buildings that are much less, but be that as it may,

22 you might have some buildings where having a larger

23 floor plate instead of a higher, skinnier building

24 might be more beneficial because you might attract a

25 better tenant because for certain tenants, class A
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1 tenants, they require a certain floor plate in order to

2 be viable as a -- are going to make Hoboken available

3 option for that tenant. 

4          So, what I'm suggesting is that consideration

5 should be given to striking a better balancer because

6 of concerns about heigh that the public has expressed,

7 and balanced against the floor plates in given

8 buildings.  That's all.  It's not a matter of saying we

9 prefer shorter, bulkier buildings or we prefer taller,

10 skinnier buildings; it's just saying that further

11 consideration should be given with respect to the

12 balance between those two options.

13          COMMISSIONER WEAVER:  I think the flexibility

14 is actually here in the height and setback and the

15 bulk.  I mean, it's -- you're going to get the floor

16 plates you get, and ideally, it's a 40,000 square foot

17 floor plate, right?

18          COMMISSIONER BHALLA:   Yeah.

19          COMMISSIONER WEAVER:  And by a 200 by 200

20 block, you're going to get that.  So, you know there

21 have to be some setbacks, but the whole idea is that

22 there are bulk, massing, and setback requirements that

23 they have to follow.  I don't think we should go the

24 extra step and say, we think you should look at a

25 shorter, fatter, building.  
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1          COMMISSIONER HOLTZMAN:  Yeah, I just don't

2 think this is --

3          COMMISSIONER GRAHAM:  I'm not --

4          COMMISSIONER HOLTZMAN:  I think you're trying

5 to force a design issue because there are some that

6 have a resistence to taller buildings, and I don't

7 think it's our purview to do that.  If the City Council

8 wants to entertain that discussion when they have their

9 additional hearing, they can have at it with the

10 public, but that's not what we're being asked, also, to

11 judge.  That has nothing to do with compatibility.

12          COMMISSIONER BHALLA:   Well, I think in terms

13 of recommendations, when you say; we're recommending to

14 the governing body, you know, these five or six things,

15 you know, we've heard a lot of concerns about the

16 height and the shadows we create on the downtown

17 portions of the City, and how do we ameliorate those

18 concerns.  And I think what we should do is recommend,

19 not a limitation on that height, but that should be

20 given further consideration in term -- in light of a

21 redevelopment plan that stands today, and the

22 objections that are being raised by the public, and,

23 you know, our concerns, if we have those concerns.

24          If we have our concerns, if we prefer

25 skinnier, taller buildings, 24 stories or 25 stories,
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1 what have you, then we tell the City Council we're fine

2 with buildings higher than the W Hotel, that's okay. 

3 But what I'm saying is that, you know, if there are

4 those concerns out there amongst the public and amongst

5 this Board, shouldn't the City Council consider this

6 and see if there can be a better balance that can be

7 stricken.  Counsel might decide there can't be, but I

8 think we should at least say that this is a concern

9 that's been raised by the public; it should be given

10 further consideration, that's all.

11          COMMISSIONER GRAHAM:  I agree, Robbie, thank

12 you.  We should be able to say that there is concern

13 about that, the shadows, the extreme height, and that

14 all consideration should be given to keep them in that

15 character.

16          COMMISSIONER HOLTZMAN:  Okay.  Robbie

17 supports that statement, Ann supports that statement;

18 is there anyone else that wants to add their name to

19 that list?

20          COMMISSIONER MAGALETTA:  I'm fine with the

21 idea that the City Council should think about it.  If

22 they reject it, they reject it, but put it out there so

23 it's heard.

24          COMMISSIONER CONROY:  I don't think it's

25 harmful to put out there if that's what we're hearing
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1 from the public, and I think we are hearing that, it

2 deserves to be recognized.

3          COMMISSIONER WEAVER:  But I'd also add that

4 doesn't mean, then, that therefore, they can create

5 their super blocks.

6          COMMISSIONER CONROY:  No, we're not saying

7 that.  We're not saying that.  I think it's just giving

8 it a second look.

9          COMMISSIONER GRAHAM:  Can we add another one,

10 that says no super blocks, no short, fat buildings?  I

11 mean, I think this is all consistent with the master

12 plan to be able to say that these --

13          COMMISSIONER HOLTZMAN:  Okay.  We have four

14 folks that wasn't to have this recommendation of

15 further examination of the height consideration.

16          COMMISSIONER BHALLA:   Consideration, further

17 consideration.

18          MR. GALVIN:  Just that one sentence?

19          COMMISSIONER CONROY:  Just that one sentence.

20          COMMISSIONER HOLTZMAN:  Further consideration

21 of height.

22          MR. GALVIN:  Should be given to reducing

23 height?  Or reducing height --

24          COMMISSIONER HOLTZMAN:  Just the one

25 sentence.
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1          COMMISSIONER GRAHAM:  Further consideration

2 should be given to the --

3          COMMISSIONER WEAVER:  -- maximum allowable

4 height.

5          COMMISSIONER GRAHAM:   -- maximum allowable

6 height.

7          COMMISSIONER HOLTZMAN:  Keep it sweet, short

8 and sweet.

9          MR. GALVIN:  Did you have better words?

10          COMMISSIONER McKENZIE:   How about, "based on

11 public concerns, the Council should review the existing

12 height and shadow considerations"?

13          COMMISSIONER HOLTZMAN:  There you go, that

14 sounds great.

15          COMMISSIONER GRAHAM:  But it's not just

16 public concern, I mean, I think there are some of us --

17          COMMISSIONER McKENZIE:   But we're all

18 public.

19          COMMISSIONER GRAHAM:  All right.  We're also

20 in the public, okay.

21          COMMISSIONER HOLTZMAN:  You got that?

22          MR. GALVIN:  Not completely.  Based on public

23 concerns --

24          COMMISSIONER HOLTZMAN:  Caleb, read it again.

25          COMMISSIONER McKENZIE:   I said, based on
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1 public concerns -- and you can add --

2          COMMISSIONER CONROY:  Okay.

3          COMMISSIONER McKENZIE:    -- the Council

4 should review existing height and shadow

5 considerations.

6          COMMISSIONER HOLTZMAN:  There you go.

7          COMMISSIONER McKENZIE:   That's all, just

8 review.

9          COMMISSIONER HOLTZMAN:  Anybody opposed to

10 that?  No.  Good, stays in.  

11          Okay.  Next.

12          MR. GALVIN:  Four, require developers to

13 offer a transportation price to encourage the use of

14 mass transit.  I don't know if I got that right.

15          COMMISSIONER MAGALETTA:  I think it's more

16 than that.

17          COMMISSIONER GRAHAM:  Say that again.

18          COMMISSIONER HOLTZMAN:  Dan, let's read it

19 again.

20          COMMISSIONER WEAVER:  Require developers to

21 offer transportation credits to encourage the use of

22 mass transit.

23          COMMISSIONER HOLTZMAN:  Well, we can't say

24 require.

25          COMMISSIONER CONROY:  Can we look to the
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1 whole concept of looking at the transportation model

2 and the further study on the transportation?

3          DAVE ROBERTS: I thin it may be two different

4 recommendations.

5          COMMISSIONER CONROY:  Yeah.

6          COMMISSIONER HOLTZMAN:  One at a time, guys.

7          DAVE ROBERTS:  I don't know, Brandy, if you

8 want it, but I think we're talking about transportation

9 to management -- transportation demand management plan

10 be incorporated into every project which the plan

11 recommends, but that that be made a priority.

12          COMMISSIONER HOLTZMAN:  -- Transportation

13 demand --

14          DAVE ROBERTS:  -- management plan.

15          COMMISSIONER HOLTZMAN:  -- demand management?

16          DAVE ROBERTS:  -- demand.

17          COMMISSIONER GRAHAM:  -- plan.

18          COMMISSIONER WEAVER:  Can I ask a question? 

19 So, let's say something like this went forward, right -

20 - this is Page 11, right, and we had to have three

21 lights, and we all talk about; oh, it would be great if

22 we get a light, but we can't get a light, and if we do

23 get a light, it's a county road and it's a quarter of a

24 million dollars, and the county's got to look at it and

25 see if it's --
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1          DAVE ROBERTS:  They have to do a warrant and

2 all of that.

3          COMMISSIONER WEAVER:  Exactly.

4          DAVE ROBERTS:  Yeah, I think the idea of the

5 modeling would be to pre-project where the warrants

6 would be.

7          COMMISSIONER FORBES:  Also, if I can, and I

8 know that Commissioner Marks has a better understanding

9 of what the project is on Observer.  We're already

10 going to be installing lights at different

11 intersections on there, so if there are additional,

12 that would be something that would be a requirement of

13 the redevelopment if there is anything additional that

14 comes from that study.

15          DAVE ROBERTS:  And it could be that the

16 signal isn't necessarily just because -- it might be

17 for pedestrians; it may not just be for -- the modeling

18 will be for more than just vehicles.

19          COMMISSIONER HOLTZMAN:  Right.  Next item.

20          MR. GALVIN:  Consider maintaining access to

21 existing businesses along Hudson Place.

22          COMMISSIONER HOLTZMAN:  I think we need to do

23 that, right?

24          VOICES: Yes. 

25          MR. GALVIN:  Some consideration should be
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1 given to discontinuing a redevelopment agreement based

2 on a failure to construct or to complete all amenities

3 as promised, or in the event of substantially changed

4 circumstances.

5          UNKNOWN SPEAKER:  Do you want to repeat that

6 one?

7          COMMISSIONER HOLTZMAN:  Just go ahead and

8 read it again -- yeah.  Let me give a little back on

9 this; way back in the plan on Page 70, it talks about

10 the fact that this plan is in effect for 40 years, and

11 when I read that, I had some certain reservations

12 because this Board entertains applications on a regular

13 basis where we deal with things that were redevelopment

14 plans -- buildings and redevelopment plans that were

15 only put together ten years ago, a decade ago.  And we

16 sit down and we look at these plans and the buildings

17 that we are sometimes forced to inherit, and we shake

18 or heads and say what in the heck were they thinking,

19 and how did they forget this, that and the other thing.

20          So, my -- and maybe I'm going to defer to Mr.

21 Maraziti on this, and his team, as to how is it that we

22 have a plan that we put in place for potentially 40

23 years, and we sign a redeveloper agreement with these

24 property owners, and they're -- I think it would be

25 very helpful if there were some mechanism to review the
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1 parcels of land that were not yet built or developed,

2 so that we don't have this length of time that passes

3 between when a plan gets written and when there's some

4 execution on the ground or some application that comes

5 before us.  

6          It would be nice if there was some review

7 process and we could say, hey, you know, we -- phase 1

8 and Phase 2 have happened, and there's this percentage

9 of residential and commercial, and you know what; the

10 commercial market isn't what it used to be.  Maybe

11 residential makes more sense.  Maybe 100 percent

12 commercial makes more sense.  I mean, is there a way

13 for there to be some review process down the line so

14 some future board doesn't inherit something that they

15 shake their head at us about?

16          COMMISSIONER WEAVER:  More like a -- almost

17 like an expiration date?

18          COMMISSIONER HOLTZMAN:  Yeah, an expiration

19 but a review period, in a review; if you don't act on

20 it and develop it and it's an open piece of parcel --

21 it's an open parcel on the redevelopment zone, every

22 five years, we get to sort of flesh it out again and

23 say, hey, what's a good idea for Block 8 that you

24 didn't build?

25          COMMISSIONER WEAVER:  Couple thoughts --
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1          COMMISSIONER GRAHAM:  Can we just make sure -

2 -

3          COMMISSIONER WEAVER:  Yes --

4          COMMISSIONER GRAHAM:   -- Joe Maraziti is

5 redevelopment --

6          MR. MARAZITI:  Yes, Joseph Maraziti, M-a-r-a-

7 z-I-t-I, Maraziti Development, Short Hills, New Jersey. 

8 I'm working with the City Council as special

9 redevelopment counsel in the preparation of this plan. 

10 And to refer back to what Mr. Galvin said earlier, the

11 process of changing the plan is always there, by

12 amendment, to amend the plan, and that can be done at

13 any time; it could be done very soon after the plan was

14 adopted or it could be done any time over the 40-year

15 period.  So, that's one process that would be

16 available.

17          Yes?

18          COMMISSIONER HOLTZMAN:  But that's the City

19 Council.

20          MR. MARAZITI:  Yes, that's right.

21          COMMISSIONER HOLTZMAN:  How about this Board?

22          MR. MARAZITI:  Well, this Board's role, as

23 has been said many times, is to look at what the City

24 Council does in terms of changes in the plan.  So, you

25 devise a document and it's amended, it comes back here
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1 again, for a review, to see whether it's substantial

2 consistent with the master plan, the re-examination

3 plan.  So, you would still be involved with any

4 amendment to the plan.

5          You know, at one extreme, it would be to put

6 a provision sooner than 40 years; that could be done. 

7 There's no magic about 40 years; it's become

8 traditional in redevelopment plans to put in a long

9 time period because redevelopment is a process that

10 takes a long time, and the history has been that plans

11 take time to be implement; this one in particular. 

12 There's nothing magical about 40 years, however.

13          But then, just to make another point; the

14 plan is going to be implemented by the negotiation

15 between the City Council, the administration, and the

16 redeveloper -- of a redevelopment agreement, and that

17 redevelopment agreement is going to provide deadlines

18 as to when that project that's the focus of that

19 redevelopment agreement is going to be concluded.  And

20 typically -- I mean, the law requires that there be a

21 project schedule that identifies a commencement of the

22 implementation of the project, in the redevelopment

23 agreement.

24          Now, I'm not talking about this plan, I'm

25 talking about the next phase, and also, there are
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1 deadlines to complete.

2          COMMISSIONER MAGALETTA:  Excuse me.  I'm

3 sorry for the interruption.  Is it just to

4 construction, or does it go to financing as well, are

5 these deadlines just to construction or to financing as

6 well?

7          MR. MARAZITI:  Oh, all of the above.

8          COMMISSIONER MAGALETTA:  Okay.  Sorry.

9          MR. MARAZITI:  Not a problem.  So,

10 oftentimes, you have a project schedule that lays out

11 all those preliminary steps, including coming back to

12 the Planning Board witness the site plan approval for

13 that function that you will have to perform when the

14 redevelopment agreement is adopted.  But the point I'm

15 getting to is that all deadlines that are imposed upon

16 the redeveloper for the completion of the project; the

17 construction of the project and the provision of all of

18 the other features of the redevelopment agreement that

19 are to be provided to the City, such as; in the plan,

20 there is a provision for a negotiated payment into an

21 open space fund for open space in other parts of the

22 City.  And there will be time periods for all of this,

23 that are subject to negotiation.

24          If those time periods are not met, the

25 redevelopment agreement can be terminated, and there
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1 were several terminations of redevelopment.  There was,

2 in fact, in this City; Monroe Center redevelopment that

3 was terminated a couple of years ago, by the City

4 because nothing happened there.  Now, things are

5 happening there, and they're negotiating another

6 agreement.

7          So, there is that control once the

8 redevelopment agreement is entered into, over timing,

9 so that things don't languish, and that's a function of

10 making sure that we have a well drafted and complete

11 redevelopment agreement.

12          But to get back to your -- excuse me?

13          DAVE ROBERTS:  No, no, I was --

14          MR. MARAZITI:  So there's a variety of ways

15 to look at the time period.

16          COMMISSIONER HOLTZMAN:  Okay.  Is it

17 reasonable that we make as a conditional type of a

18 situation that if there is any change to the

19 redevelopment agreement, that we would -- it would

20 trigger a review by the Planning Board?

21          MR. MARAZITI:  Any change to the

22 redevelopment agreement?

23          COMMISSIONER HOLTZMAN:  The agreement or the

24 plan.

25          MR. MARAZITI:  Well, if there's any change to
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1 the plan, it must, by statute, come back to you. 

2 redevelopment agreements are a different creature

3 because they must be consistent with the plan, you

4 know, as we talked about before.

5          COMMISSIONER HOLTZMAN:  So, if the plan

6 changed, technically, the agreement would have to

7 change, also, then.

8          MR. MARAZITI:  It depends on what phase the

9 project is in.  I mean, once the project is -- there's

10 an agreement and the  plan is changed, that agreement

11 is protected against changes in the plan, right.  I

12 mean, you can't enter into an agreement and change the

13 plan and take the agreement out from under the

14 redeveloper.

15          So, if this is going to be developed in

16 phases, as it will, and we're not in this discussion

17 yet, I envision, s Director Forbes said, that there

18 will be an overarching review, an overarching concept

19 agreement that will deal with the implementation of a

20 number of phases of the infrastructure that needs to be

21 in place to support the whole thing.  And then,

22 piecemeal phases of development of that big area is

23 going to take time.

24          So, we wouldn't anticipate that there would

25 be a reason to come back to look at amendments to the
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1 redevelopment agreement, that's never a function of a

2 planning board.

3          COMMISSIONER HOLTZMAN:  Thank you, Mr.

4 Maraziti.  I think we've got something here that will

5 at least --

6          MR. MARAZITI:  I'll sit down.

7          COMMISSIONER HOLTZMAN:  Thank you, Mr.

8 Maraziti, thank you very much.

9          MR. MARAZITI:  You're welcome.

10          COMMISSIONER HOLTZMAN:  Dennis?

11          MR. GALVIN:  Some consideration should be

12 given to establishing appropriate sunset divisions to

13 cover non-performance.

14          COMMISSIONER HOLTZMAN:  Everybody okay with

15 that?  Any objections to that?  

16          UNKNOWN SPEAKER: DEP.

17          COMMISSIONER HOLTZMAN:  Thank you, team.

18          MR. GALVIN:  The City should undertake

19 transportation modeling for the adjacent roadways to

20 ensure the circulation plan will work.

21          COMMISSIONER HOLTZMAN:  No objections to

22 that, I assume?

23          COMMISSIONER GRAHAM:  Um-um.

24          MR. GALVIN:  Phasing should put an emphasis

25 on offices, commercial uses and amenities first.
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1          COMMISSIONER GRAHAM:  Say that again, please?

2          COMMISSIONER CONROY:  No, I think it was

3 phasing should be balanced throughout.

4          COMMISSIONER HOLTZMAN:  Okay.  I mean, one of

5 the things that I thought -- we don't want residential

6 front loaded and things like that, right.

7          COMMISSIONER CONROY:  Right, we want it to

8 happen proportionally throughout the entire process.

9          COMMISSIONER FORBES:  If I may.

10          COMMISSIONER HOLTZMAN:  Go ahead.

11          COMMISSIONER FORBES:  There are a lot of

12 issues, you know, with the full site.  There are

13 certain buildings that have to be relocated.  So, to

14 say that it all has to be in one particular area first,

15 you know, that may cause a lot of up-front costs.  So,

16 we want to make sure that it's balanced by -- as the

17 uses are balanced.

18          COMMISSIONER HOLTZMAN:  Do you want --

19          MR. GALVIN:  Phasing should be balanced.  I

20 mean, wasn't our concern that we don't want all the

21 residential done -- isn't that -- shouldn't we just

22 come out and say that, that we don't want all the

23 residential done first?

24          COMMISSIONER CONROY:  Yeah, I think if we say

25 balance of the uses, that's what we're saying.
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1          COMMISSIONER GRAHAM:  I think it should be

2 more explicit.

3          COMMISSIONER MAGALETTA: Then, we could say by

4 way of illustration, we 

5          COMMISSIONER HOLTZMAN: There we go.

6          COMMISSIONER CONROY:  Yes.

7          COMMISSIONER HOLTZMAN:  Frank brings it home.

8          MR. GALVIN:  By way of illustration, we --

9          COMMISSIONER MAGALETTA:  -- we suggest that

10 residential -- all the residential component be

11 completed first.

12          COMMISSIONER HOLTZMAN:  Not be completed

13 first.

14          COMMISSIONER MAGALETTA:  You know what I

15 mean.

16          MR. GALVIN:  However, the buildings, whether

17 residential or commercial, should, where possible,

18 including loading zones within the building, and they

19 should be accessed from the service road.

20          COMMISSIONER WEAVER:  Should be included

21 within the building or at the rear, period.

22          COMMISSIONER HOLTZMAN:  It says service road.

23          COMMISSIONER WEAVER:  No, can you read it

24 again?

25          MR. GALVIN:  The buildings whether
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1 residential or commercial should, where possible,

2 include loading zones within the buildings.

3          COMMISSIONER HOLTZMAN:  No, not where

4 possible.

5          COMMISSIONER GRAHAM:  Not where possible.

6          COMMISSIONER WEAVER:  Not where possible;

7 they'll say it's not possible.  We just dealt with this

8 in that building over on 14th; they're like, oh, we

9 can't do it, sorry.  I'm like, I know you can do it. 

10 They're like, no, no, we can't do it.

11          COMMISSIONER GRAHAM:  Yeah.

12          COMMISSIONER HOLTZMAN:  All right.  So --

13          MR. GALVIN:  The buildings, whether

14 residential or commercial, should include loading zones

15 within the building, and they should be accessed from

16 the service road.

17          COMMISSIONER BHALLA:   Say should be required

18 to.

19          COMMISSIONER HOLTZMAN:  Yeah.

20          COMMISSIONER GRAHAM:  I think in the building

21 or behind the building.

22          COMMISSIONER WEAVER:  I say, in the building

23 or at the rear.

24          COMMISSIONER HOLTZMAN:  So, it gives them an

25 option.
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1          COMMISSIONER WEAVER:  Yeah, if you can't --

2          COMMISSIONER HOLTZMAN:  Gives them an option.

3          COMMISSIONER MAGALETTA:  Is that off street?

4          COMMISSIONER WEAVER:  Yeah, it would have to

5 be like a lay-by lane.

6          COMMISSIONER MAGALETTA:  Okay.

7          COMMISSIONER GRAHAM:  Within the rear, in the

8 rear.

9          UNKNOWN SPEAKER:  To the south.

10          MR. GALVIN:  All right.  The buildings,

11 whether residential or commercial, should be required

12 to include loading zones within the building or in the

13 rear, and they should be accessed from the service

14 road.

15          COMMISSIONER HOLTZMAN:  We good with that? 

16 Any objections to that?

17          UNKNOWN SPEAKER:  No. 

18          COMMISSIONER HOLTZMAN:  Okay.  And the last

19 and final one, Tiffany.

20          MR. GALVIN:  The City should consider

21 appropriate facilities to accommodate pets, such as dog

22 runs at ground level.

23          COMMISSIONER HOLTZMAN:  Any objections to

24 pets?

25          COMMISSIONER GRAHAM:  No pets.
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1          COMMISSIONER WEAVER:  At ground level or

2 above.

3          COMMISSIONER HOLTZMAN:  It doesn't have to be

4 at ground level.

5          COMMISSIONER WEAVER:  Okay.  So, if it's at

6 ground level --

7          MR. GALVIN:  So, I could just put dog runs.

8          COMMISSIONER GRAHAM:  Yeah, just leave --

9          COMMISSIONER WEAVER:  Yes.

10          COMMISSIONER HOLTZMAN:  I think what we saw

11 previously is that there was language that someone

12 should think about it, it basically said.  But we want

13 there to be a language that thinks about it.  So, we

14 don't want necessarily calling out that it needs to be

15 at ground level or above, I think it just needs to be

16 that we need to remind the City Council and the

17 Director, that pets need to be accommodated, and it's

18 got to be backed into the agreement.

19          COMMISSIONER WEAVER:  Apparently, Mr. Marks

20 is a cat owner; I don't understand, but -- no, but I

21 take the comment to heart.  Okay.  When you're walking

22 around the shipyard, the snow, all right.  And if you -

23 - strangely enough, if you look at the brass poles

24 holding up the canopy, they're corroded, right, and it

25 just -- they can't keep it clean. You're talking about
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1 500 units -- 500 pets, right, I mean, I don't want to

2 go into detail, but there's a lot of material that

3 needs to be dealt with, liquid or solid, and I think it

4 should be on the burden of the buildings, not on the

5 burden of our public ways --

6          COMMISSIONER GRAHAM:  -- and their owners.

7          COMMISSIONER WEAVER:  -- right?  I mean, we

8 all nodded our heads and we said, you know, the streets

9 are out biggest open space.  Well, let's try and make

10 them take care of their mess.

11          COMMISSIONER GRAHAM:  I'd also like to --

12          COMMISSIONER HOLTZMAN:  Ann, go ahead.

13          COMMISSIONER GRAHAM:  Well, I think that we

14 heard a lot tonight, too, about parks and open space,

15 and there needs to be more open space in this plan;

16 there's not enough.

17          COMMISSIONER HOLTZMAN:  Director, can you

18 give us the numbers on how much open space there is,

19 actually, in this plan?

20          COMMISSIONER FORBES:  It was mostly inside --

21          COMMISSIONER HOLTZMAN:  I thought it might be

22 in the cover letter?

23          COMMISSIONER GRAHAM:   -- from what I read,

24 it's mostly --

25          COMMISSIONER FORBES:  There -- there -- there
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1 is a certain amount of square footage; I don't know if

2 I'll be able to pull that particular page up

3 immediately, however, there's also the required -- as

4 Mr. MarazitI had mentioned -- the open space

5 contribution that will also go towards the development

6 of open space. 

7          COMMISSIONER GRAHAM:  But that doesn't have

8 to be in that corridor, right?

9          COMMISSIONER FORBES:  Right, there is -- in

10 addition to indoor public space, there is an outdoor

11 public space amount that needs to be provided.  Let me

12 just see if I can find the page.

13          COMMISSIONER HOLTZMAN:  Go ahead.

14          COMMISSIONER FORBES:  It is in mentioned in

15 there; I just need to -- if I may, on Page 47, the

16 redevelopment plan requires a minimum of 4.5 acres of

17 public space and pedestrian plazas within the

18 redevelopment area.  The plan shows a total of 5.63

19 acres of public space, including the pedestrian plaza

20 at Hudson Place; that would be the additional amount

21 that would be for -- if that ends up being a pedestrian

22 plaza; that is not a requirement.  

23          The public space shall be publically

24 accessible at street level, with public amenities,

25 including street furnishings, such as lighting,
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1 landscaping, seating and public art.  Public open

2 spaces within the redevelopment area must also function

3 to provide green infrastructure and enhanced storm

4 water management.  And then it goes on to talk about

5 the indoor public space.

6          COMMISSIONER GRAHAM:  But the things is; on

7 that page, it say, types of public space, and they

8 include pedestrian plaza, indoor public space, piazza,

9 street plazas, Marin Boulevard, Henderson Gateway, and

10 Green Roofs.  There's not really anything about open

11 space plaza.  So, that's really sad that that --

12          COMMISSIONER HOLTZMAN:  Green space as

13 opposed to hardscaping.

14          COMMISSIONER GRAHAM:  Yeah, all right.

15          COMMISSIONER HOLTZMAN:  Because that's what

16 they're building.

17          COMMISSIONER FORBES:  We could certainly make

18 that as a recommendation in considering the open space,

19 that green space should be considered in negotiating

20 that.

21          COMMISSIONER HOLTZMAN:  Great.  That's --

22          MR. GALVIN:  In considering open space . . . 

23          COMMISSIONER FORBES:  In considering the open

24 space requirements, consideration for green space

25 should be a priority --
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1          COMMISSIONER GRAHAM:   -- street level --

2          COMMISSIONER FORBES:  -- street level green

3 space.

4          COMMISSIONER GRAHAM:  -- parks, parks, not

5 just a little slab of green.

6          COMMISSIONER HOLTZMAN:  -- should be a

7 priority?  Okay.

8          COMMISSIONER GRAHAM:  And another issue that

9 people brought up, and I think is also important is the

10 issue of taxes and pilots.  You know.  We talk about;

11 this is a great economic development gift to the City,

12 and it's going to help with the taxes and decreased

13 burden.  I don't believe that we've seen that happen

14 very often when we've had developments in this town;

15 they've usually had pilots that don't really pay taxes

16 that don't really benefit the rest of the City.  And

17 I'm a little concerned that this doesn't add to the tax

18 burden of the citizens of Hoboken that has already seen

19 their taxes, you know, increase tremendously in the

20 last year, and that there is -- you know, serious

21 consideration too not giving pilots to developers that

22 are going to make money on this.

23          COMMISSIONER HOLTZMAN:  Are you specifically

24 more --just to get the language right -- tax

25 abatements?  Because a pilot doesn't necessarily mean
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1 that there's a reduction in the tax market rate.

2          COMMISSIONER GRAHAM:  Okay.  Tax abatements,

3 that's fine, that's fine.

4          MR. GALVIN:  What do you want to say? The

5 Board opposes --

6          COMMISSIONER GRAHAM:  No.

7          COMMISSIONER HOLTZMAN:  The Board opposes,

8 no, the --

9          MR. GALVIN: The Board recommends there to be

10 no tax abatement --

11          COMMISSIONER GRAHAM:  Yeah, that's fine.

12          COMMISSIONER CONROY:  That's it.  That's it.

13          COMMISSIONER HOLTZMAN:  Director, go ahead,

14 yeah.

15          COMMISSIONER FORBES:  My concern with that

16 is; you know, we've seen some projects where we're in

17 the process of negotiating -- and I don't want to go

18 into details of what the project is, but when we're

19 negotiating agreements and we're asking for additional

20 things that go beyond that, that we want to have

21 incorporated in there; storm water management that goes

22 beyond -- and this is in an area where that's not

23 required in the plan, but if there's something that we

24 wanted to ask for, we have to also address, looking at

25 the pro forma, what economically is going to be
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1 feasible.  

2          So, if we wanted to add something in there

3 that's not part of this plan, negotiate that, that may

4 be something that may be part of a tax abate-- you

5 know, could be paid for or considered through a tax

6 abatement, then that would be incorporated in the

7 project.

8          COMMISSIONER WEAVER:  Can we do a cost

9 benefit analysis so we don't increase the long-term tax

10 liability on ho?

11          COMMISSIONER HOLTZMAN:  You can put that

12 either way.

13          COMMISSIONER BHALLA:   Mr. Chairman, the City

14 Council passed a formal policy in 2009 --

15          COMMISSIONER GRAHAM:  Passed what?  I'm

16 sorry.

17          COMMISSIONER BHALLA:   Oh, I'm sorry, the

18 City Council passed a formal policy --

19          COMMISSIONER GRAHAM:  Formal, okay. 

20          COMMISSIONER BHALLA:  Councilman Coningham

21 and Councilman Zimmer (phonetic) at the time, which got

22 passed by the Council as a whole.  They said that any

23 time there's an agreement, they conduct an economic

24 analysis to see whether or not it would be beneficial

25 to the City as a whole, to grant the pilot, as opposed
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1 to regular taxation.  So, I'm a little bit concerned

2 about a blanket prohibition of all tax abatements; I

3 personally wouldn't recommend that.  

4          I think that approach that we have been

5 following so far; do a case-by-case analysis to see

6 which is better for that particular project is a better

7 approach.

8          COMMISSIONER GRAHAM:  But I also think that

9 we need to really give due consideration to the fact

10 that it's -- we tend to negotiate with developers, and

11 I'm concerned that the developers do much better than

12 the citizens of Hoboken do, and that's my bottom line.

13          COMMISSIONER BHALLA:  I share that concern;

14 I'm not advocating abatements.

15          COMMISSIONER GRAHAM:  Yeah, okay.  So, what

16 are we going to say here?

17          MR. GALVIN:  Well, maybe this is one we pass

18 on and don't put anything in there.  They already have

19 a policy.  It's the governing body's responsibility. 

20 We're not breaking a news flash on that.  I think that

21 we're --

22          COMMISSIONER GRAHAM:  No, I think there

23 should be.  We heard people say that --

24          MR. GALVIN:  I'm sorry.

25          COMMISSIONER GRAHAM:  I'm sorry, Dennis, I
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1 apologize.

2          MR. GALVIN:  No, that's okay.  I think when

3 we're saying something like, they should do modeling,

4 that's not something that the governing body's thinking

5 about; I think we're adding value, but when we tell

6 them about the height of the building, I think that's

7 in a grey area.  But when we start talking about the

8 tax abatements; I think that's their job to decide if

9 they need to do tax abatements or what the height's

10 going to be.

11          I think we should be giving them the things

12 like the pets and the loading zones, things that we're

13 learning practically from the field, that I don't think

14 a councilperson's going to think about, but this is me.

15 If you want to include it, I'm just your humble

16 servant.

17          COMMISSIONER HOLTZMAN:  Yeah, Dennis, I take

18 your lead; I think that's their jurisdiction;

19 hopefully, they don't use it too often, or when they do

20 use it, they're certainly using it and they're doing

21 the cost benefit analysis, and I think in the

22 administration's hands and in the councilmen's hands,

23 we'll certainly be voting on any type of potential tax

24 abatements that anybody might offer up, and also, in

25 Director Forbes' hands, I don't think that we have a
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1 team here that's going to -- that's looking to sell us

2 out short.

3          It would be my personal recommendation that

4 we not include that.  I don't think it's -- I think

5 it's superceding our jurisdiction.  Is there anyone who

6 would like to agree with me or agree with -- or with

7 Ann?

8          COMMISSIONER GRAHAM:  Can I just say that as

9 much as, you know, I would trust City Council at this

10 point.  There are elections next year; you don't know

11 what's going to happen, and different City Council

12 people may not know that -- they may say, oh, well,

13 they didn't say anything about that.  I don't know

14 what's going to happen in the elections next year, but

15 I think we have to be cognizant that people who are on

16 City Council don't always remain on City Council for

17 many different reasons.

18          COMMISSIONER HOLTZMAN:  Okay, commissioners,

19 we'll go for a show of hands; a show of hands who says,

20 do not include a tax abatement.

21          COMMISSIONER GRAHAM:  Well, I don't have to

22 be that strong on that anymore; I'm willing to give a

23 little bit on that if you're going to be a little --

24          COMMISSIONER MAGALETTA:  Well, I think it was

25 Dan's comment that we do a cost benefit analysis --
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1          COMMISSIONER GRAHAM:  Right.

2          COMMISSIONER MAGALETTA: -- obviously, if

3 there is a policy and not a law, I think the question

4 is whether or not you should say, look, we recommend

5 you do this analysis.

6          COMMISSIONER WEAVER:  Consistent with your

7 policy, we recommend.

8          COMMISSIONER GRAHAM:  Right, okay.  That's

9 all right.  That's fine.

10          COMMISSIONER HOLTZMAN:  Thank you.  That's

11 fine.  Thank you.  Director?

12          COMMISSIONER GRAHAM:  I think we should go 

13 to --

14          COMMISSIONER FORBES:  I'm okay with that.

15          COMMISSIONER HOLTZMAN:  You're okay with

16 that?  Is everybody comfortable with that?  Thank you. 

17 Give us one second.  Dennis is getting the language

18 together.

19          COMMISSIONER GRAHAM:  Can I ask a question?

20          COMMISSIONER HOLTZMAN:  Of course.

21          COMMISSIONER GRAHAM:  Are we going to just

22 vote on all of these, or have we already voted on all

23 of these, or what's our itinerary here?

24          COMMISSIONER HOLTZMAN:  It seems like -- it

25 seems like we've been pretty good up until now, but
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1 we're going to give it a quick read.

2          COMMISSIONER GRAHAM:  Are we also going to

3 have a vote to see whether we agree overall?

4          COMMISSIONER HOLTZMAN:  Absolutely, we are. 

5 These are --

6          COMMISSIONER GRAHAM:  I mean -- knowing --

7 with this plan is consistent with the master plan.

8          COMMISSIONER HOLTZMAN:  We are going to do

9 that first.

10          COMMISSIONER GRAHAM:  Okay.  Thank you.

11          COMMISSIONER WEAVER:  I have one more.

12          COMMISSIONER HOLTZMAN:  Go ahead, Dan.

13          COMMISSIONER WEAVER:  I want to propose a 5

14 percent -- it's a 5 percent in FAR for architectural

15 design excellence, as determined by a jury of design

16 professionals selected by the New Jersey AIA.

17          COMMISSIONER GRAHAM:  Are you in that?

18          COMMISSIONER WEAVER:  No, I'm not.  No, I'm

19 not.

20          COMMISSIONER GRAHAM:  You should be.

21          COMMISSIONER MAGALETTA:  Throughout?

22          COMMISSIONER WEAVER:  What?

23          COMMISSIONER MAGALETTA:  For each component,

24 for each building?

25          COMMISSIONER WEAVER:  They still have the cap
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1 on the height, they still have the bulk, right?  And

2 their setbacks.

3          Have you fully built it out, Bill?  Are you

4 so tight with your setbacks that there is no

5 flexibility?  

6          COMMISSIONER FORBES:  Um-hmm.

7          COMMISSIONER WEAVER:  Well then, what -- I'm

8 sorry, then.  Then, you don't have a master plan.  If

9 you're so tight that there's no flexibility; you've

10 built up all your area, right, that you've actually

11 shoved as much as you can in this 10-pound bag, then

12 you don't have a flexible master plan.

13          COMMISSIONER FORBES:  No, there are setbacks

14 and -- there are setbacks at two different levels on

15 this commercial property.  So, no, it's not going out

16 to the mass capacity of -- of the site.  But with the

17 setbacks, the FAR is basing that on what those setbacks

18 are.

19          COMMISSIONER WEAVER:  Your resultant, right,

20 your FAR is a resultant of your -- of your massing --

21          UNKNOWN SPEAKER:  The volume.

22          COMMISSIONER WEAVER:  -- your volume, your

23 setbacks.

24          COMMISSIONER FORBES:  Um-hmm.

25          COMMISSIONER WEAVER:  So, you're backed into
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1 no flexibility.  If you want to build the most

2 developable area, and there's -- there is -- you can

3 move -- you're saying it has a setback to half of the

4 footprint.  You can move it to the left, or you can

5 move it to the right.  That's the building you're going

6 to get.

7          COMMISSIONER FORBES:  No, it's not saying

8 it's got to be to the left, to the right, or in one

9 mass, it's saying that 50 percent -- 

10          COMMISSIONER WEAVER:  No --

11          COMMISSIONER FORBES:  -- 50 percent on those

12 upper floors --

13          COMMISSIONER WEAVER:  This is not a master

14 plan.  This is -- this is -- you're specifying

15 architectural design, then.  There's no massing

16 flexibility.  I'm sorry.  I mean, can anyone else? 

17 What you've proscribed -- it's incredibly proscriptive,

18 then.  There's absolutely no flexibility.  You're going

19 to get Battery Park City.  You're going to get the

20 shipyard.  you're not going to get any architectural

21 diversity whatsoever.

22          You're going to get -- you're going to get

23 what some people refer to as the -- as the -- the

24 ghetto, right, which is the yuppie ghetto up there,

25 which is that every building in the shipyard looks the
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1 same; why?  Because of the very proscriptive massing

2 that could not be violated.  If it was violated, it

3 meant they would not build out the number of units, and

4 no developer will do that.

5          COMMISSIONER MARKS:  So, what I see is a

6 maximum buildable envelope; they could always go less. 

7 And there's a differential for the gold -- and what was

8 the terminology, architecturally --

9          DAVE ROBERTS:  Architecturally creative.

10          COMMISSIONER MARKS:   -- creative.  To

11 Commissioner Weaver's point, maybe --

12          DAVE ROBERTS: That's what I'm thinking, maybe

13 architectural board, yeah.

14          COMMISSIONER MARKS:   -- incorporating your

15 idea into the architectural creativity, I think has

16 merit.  But I don't think it -- I don't think -- I

17 don't follow your point that it's, you know, it's a

18 poor master plan because it doesn't allow any

19 flexibility.

20          DAVE ROBERTS:  Well, it creates a three-

21 dimensional form, which is a form-based approach.

22          COMMISSIONER MARKS:  Right.

23          DAVE ROBERTS:  But what I was thinking was;

24 if the architectural creativity or the lead goal gets

25 you a bonus that in order to establish that
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1 architectural creativity, having that board that Dennis

2 is referring -- or I'm sorry, Dan, I always call you

3 Dennis -- that Dan is referring to would be the way of

4 being the check and balance for that. In other words,

5 who's going to determine what's architecturally

6 creative?

7          COMMISSIONER WEAVER:  Yeah, I mean there's

8 architecturally creative or bad?  I mean, what's the

9 barometer here?  And I know, you know, we had problems

10 with putting this into zoning ordinances because

11 there's no tool for how this is administered.

12          DAVE ROBERTS:  It's commonly done in

13 redevelopment perspectives, though, to have an

14 architectural review advisory.  It could be --

15          COMMISSIONER WEAVER:  I would still argue,

16 though, the massing envelopes are a lot looser compared

17 to your FAR.  We have determined, we have locked in;

18 this is the wedding cake -- and we've gone backwards,

19 and said, okay, this is the wedding cake; how much FAR

20 do I get? 

21          DAVE ROBERTS:  Yeah.

22          COMMISSIONER WEAVER:  And that's what you can

23 build.  So, the means that every developer -- and I'm

24 sorry, Mr. Marks -- every developer will build that

25 they will not build one floor less.  So, that's the
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1 building you're going to get.  You can wrap it with

2 brick, you can wrap it with glass, you can wrap it with

3 steel; that's the building you're going to get.

4          COMMISSIONER MARKS:  Well, wouldn't the

5 architectural creativity that that bonus would induce

6 developers to have architecturally significant or

7 creative --

8          COMMISSIONER WEAVER:  I'm sorry, what's that

9 -- what was the bonus?

10          COMMISSIONER FORBES:  An additional up to

11 126,000.

12          COMMISSIONER HOLTZMAN:  Dennis has suggested

13 a line here.

14          MR. GALVIN: The Council should consider

15 establishing a panel of AIA architects to determine

16 design excellence in order to achieve the bonus.

17          COMMISSIONER WEAVER:  And should be selected

18 by the New Jersey AIA, should be design professionals

19 as selected by the New Jersey AIA.  You guys can come

20 back and say --

21          COMMISSIONER HOLTZMAN:  Hold on.  Let him get

22 the language, design professional as selected by the

23 New Jersey AIA.

24          UNKNOWN SPEAKER: Yeah.

25          COMMISSIONER GRAHAM:  Just selected by, you
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1 don't have to say "as."

2          COMMISSIONER HOLTZMAN:   -- to achieve -- and

3 we don't want to determine what the bonus is, but a

4 bonus, a bonus.

5          COMMISSIONER WEAVER: I wouldn't call is

6 design creativity, I would call it design excellence.

7          COMMISSIONER HOLTZMAN:  Read it again.  Read

8 it again.

9          MR. GALVIN: The Council should consider

10 establishing a panel of design professionals, as

11 selected by the NJAIA to determine design excellence in

12 order to achieve --

13          COMMISSIONER HOLTZMAN:  A bonus.

14          MR. GALVIN:  -- a bonus.

15          COMMISSIONER GRAHAM:  Sounds good.

16          COMMISSIONER WEAVER: Sounds good.

17          COMMISSIONER HOLTZMAN:  A bonus.  Okay. 

18          So, you want to start at the top and just

19 kind of read these real quick.  I think everybody's in

20 agreement with the list that we have; do we need to

21 redo them, or --

22          COMMISSIONER GRAHAM:  No.

23          COMMISSIONER HOLTZMAN:  -- do we want to hear

24 them again?

25          COMMISSIONER GRAHAM:  No.
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1          COMMISSIONER HOLTZMAN:  Everybody's good?

2          COMMISSIONER MAGALETTA: One second.

3          COMMISSIONER HOLTZMAN:  Sure, Frank.

4          COMMISSIONER MAGALETTA:  Is there anything

5 missing?

6          COMMISSIONER GRAHAM:  Are we asking

7 everybody, or are we --

8          COMMISSIONER MAGALETTA:  No, I'm asking him

9 what do we have to say.

10          COMMISSIONER GRAHAM:  He's being selective.

11          COMMISSIONER HOLTZMAN:  Thank you, Frank. 

12 Okay. 

13          So, we have how many points, then?

14          MR. GALVIN:  Thirteen.

15          COMMISSIONER HOLTZMAN:  Thirteen, is the team

16 good with the 13 points, any question or comment on any

17 of the 13 points?  Okay.

18          So, the first thing we have is -- we need to

19 -- I'll ask for a motion on the floor to --

20          COMMISSIONER WEAVER:  No, the creativity, is

21 that just for commercial buildings?

22          COMMISSIONER FORBES:  The bonus is only for

23 commercial.

24          COMMISSIONER WEAVER:  It should apply to

25 residential as well.
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1          MR. GALVIN:  I didn't designate it to

2 commercial or residential, so it's open to a vote.

3          COMMISSIONER WEAVER:  Okay.

4          COMMISSIONER HOLTZMAN:  Okay.  Go ahead.

5          MR. GALVIN:  Yeah, you could have one motion,

6 just, you know, finding that the proposed plan complies

7 with the master plan, and then, incorporating these 13

8 recommendations to the governing body.

9          COMMISSIONER HOLTZMAN:  Is there a motion on

10 the floor made as Dennis just read that?

11          COMMISSIONER MAGALETTA:  Motion.

12          COMMISSIONER HOLTZMAN:  Is there a second for

13 that motion?

14          COMMISSIONER WEAVER:  Second.

15          COMMISSIONER HOLTZMAN:  Thank you, Frank. 

16 Thank you, Dan.

17          CLERK:  Commissioner Magaletta?

18          COMMISSIONER MAGALETTA:  Yes.

19          CLERK:  Commissioner Marks?

20          COMMISSIONER MARKS:  Aye.

21          CLERK:  Commissioner Forbes?

22          COMMISSIONER FORBES:  Yes.

23          CLERK:  Commissioner Bhalla?

24          COMMISSIONER BHALLA:  Yes.

25          CLERK:  Commissioner Graham?



180

1          COMMISSIONER GRAHAM:  I -- I'm not -- I'm not

2 sure what the motion is.  I don't agree that it's

3 consistent with the master plan.

4          MR. GALVIN:  So, you're a "no."

5          COMMISSIONER GRAHAM:  I'm a "no", okay, but I

6 am -- I know that I am not going to win, so I want

7 these to go forward, so I'm --

8          MR. GALVIN:  I know, don't worry about it.

9          COMMISSIONER GRAHAM:  No.

10          CLERK:  Commissioner Weaver?

11          COMMISSIONER WEAVER:  Yes.

12          CLERK:  Commissioner Conroy?

13          COMMISSIONER CONROY:  Yes.

14          CLERK:  Commissioner McKenzie?

15          COMMISSIONER McKENZIE: Yes.

16          CLERK:  Commissioner Holtzman?

17          COMMISSIONER HOLTZMAN:  Yes.

18          Thank you all very much.  Thank you, members

19 of the public, for coming out and enduring.

20      (Proceedings adjourned 10:59 p.m.)

21

22
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