RESOLUTION OF THE TOWN OF HARRISON PLANNING BOARD
RE: HELLER URBAN RENEWAL, LLC
CASE #14-08

APPLICATION FOR PRELIMINARY AND FINAL MAJOR SITE PLAN APPROVAL
FOR PHASE I, PRELIMINARY MAJOR SITE PLAN APPROVAL FOR PHASF. II,

PRELIMINARY AND FINAL MAJOR SUBDIVISION,
“C” VARIANCE RELIEF, DESIGN WAIVERS, AND
DE MINIMIS RELIEF FROM RSIS STANDARDS
TAX BLOCK 133, 1.OT 1.01
FOR USE AS RESIDENTIAL AND RETAIL USES FOR
700 FRANK E. RODGERS BOULEVARD SOUTH

HARRISON, NEW JERSEY

1. RECITALS

WHEREAS, HELLER URBAN RENEWAL, LLC (“Applicant™) has applied to the
Town of Harrison Planning Board (the “Board™) for preliminary and final major site plan
approval for Phase I, preliminary major site plan approval for Phase I, preliminary and final
major subdivision, “¢” variance relief, design waivers, and a de minimis exception from the
Residential Site Improvement Standards (“RSIS™) for the development known as The Hub at
Harrison Station; and

WHEREAS, the “Property” measures approximately 9.73 acres in size, is currently
vacant, is bounded by a surface Conrail railroad tracks Right of Way to the north and cast,
Amitrak and Path railroad tracks to the south and Frank E. Rodgers Boulevard South to the west,
is designated on the Official Tax Map of the Town of Harrison as Block 133, Lot 1.01, and is
within the Waterfront Redevelopment Area’s Mixed Use District (“M-U District”) in the Town
of Harrison; and

WHEREAS, Applicant has entered into a Sixty-Three (63) page “Amended and Restated
Redevelopment Agreement for a Portion of the Waterfront Redevelopment Area in the Town of
Harrison, Hudson County, New Jersey” with The Harrison Redevelopment Agency (“"HRA™)
dated as of June 15, 2015 which encompasses the Property; and

WHEREAS, Pursuant to the Redevelopment Plan, as amended by Ordinance No. 1313
on October 6, 2015, the Planning Board has the power to grant relief from the Redevelopment
Plan’s bulk requirements and design standards, requested by the Applicant: and

WHEREAS, Applicant proposes to develop the Property with a mix of retail and multi-
family residential uses, which is permitted in the Mixed Use District of the Waterfront
Redevelopment Area; and

WHEREAS, Applicant has requested variance relief for satisfying non-residential
parking requirements, specifically, no on-street parking spaces may be counted towards
satisfying non-residential parking requirements and the Applicant is proposing to count 17 on-



street parking spaces; and

WHEREAS, Applicant has requested variance relief for deficient depth of commercial
space, specifically, a minimum 40 foot depth for retail spaces fronting Frank E. Rodgers
Boulevard is required and the Applicant proposes a minimum depth of 31 feet in certain retail
spaces that abut residential lobbies in two buildings; and

WHEREAS, Applicant requests design waivers for:

1, Sidewalk widths of eleven feet (11°) are required, and the Applicant proposes ten
feet (10°) width along both Angelo Cifelli Drive and South Fifth Street;

2. Placement of first floor residential stoops and stairs approximately five feet (5%
into the municipal right-of-way along Angelo Cifelli Drive [also requires Town of Harrison
Mayor & Council approval];

3. All residential setbacks are to be enclosed with a garden wall or ornamental
fencing and Applicant does not propose any garden walls or omamental fencing;

4, Transformers and generators are required to be located in the interior of the
buildings or in underground vavlts and the Applicant proposes that transformers be located at
grade exterior to the buildings and generators on raoftops;

5. Vehicular loading areas are prohibited along Angelo Cifelli Drive and the
Applicant proposes drop off areas adjacent to Building B and C;

6. All block faces fronting on public and private streets are required to have a
minimum of 80% of their block face occupied by building face and Building E is proposed to
have less than 80%.;

7. Porches and stoops are required to be a minimum of two feet (2') above the
adjacent sidewalk elevation and the Applicant proposes that a minimum 21 inches for some
stoops;

8. Openings for windows and windowpanes are required to have a vertical
dimension greater than or equal to the horizontal dimension and the Applicant proposes less for
some windows;

9. The maximum combined horizontal dimension of grouped windows shall not
exceed three times the combined vertical dimension and Applicant proposes certain sections at
second floor levels where glazing exceeds this proportion;

10.  Window sills are required to project a minimum of 2 inches from the building
face and the Applicant proposes less for some sills;



11.  Doors, other than garage doors, must be or appear to be constructed of planks or
raised panels and Applicant proposes metal frame with glass inserts for certain residential lobby
entrance doors and some doors at stoops;

12.  Trim board is required when siding is used and Applicant will not provide trim
boards; and

13. Cornices must be constructed on buildings with flat roofs and Applicant does not
provide cornices on all building walis; and

WHEREAS, Applicant seeks a de minimis exception from the RSIS to permit 640
residential parking spaces where 920 spaces are required; and

WHEREAS, the Board hes considered Applicant’s development proposa! as depicted in
the following plans (the “Plans™):

a) Application for major site plan and preliminary and final subdivision approval
with accompanying checklists, dated September 10, 2015;

b) One (1) sheet of preliminary/final subdivision plan entitled: “Preliminary/Final
Major Subdivision Plan, Block 133, Lot 1.01, The Hub at Harrison Station, Situated in Town of
Harrison, Hudson County, New Jersey” prepared by Paul Scholssbach, P.L.S., MidAtlantic
Engineering Partners, LLC, dated September 10, 2015 and revised October 9, 2015:

c) One (1) sheet of survey entitled: *Boundary & Topographic Survey, Block, 133,
Lot 1.01, Harrison Station, Situated in Town of Harrison, Hudson County, New Jersey” prepared
by Paul Scholssbach, P.L.S., MidAtlantic Engineering Partners, LLC, dated January 27, 2012,
and revised on December 22, 2014 and January 29, 2015;

d) Twenty-Seven (27) sheets of site plans entitled: “Preliminary/Final Major Site
Plan, The Hub at Harrison Station, Block 133, Lot 1,01, Tax Map Sheet 16, Town of Harrison,
Hudson County, New Jersey” prepared by Matthew J. Robinson, PE, MidAtlantic Engineering
Partners, LLC, dated September 9, 2015 and revised November 12, 201 5;

e) Eighteen (18) sheets of architectural plans entitled: “Heller Urban Renewal, LLC,
The Hub at Harrison Station, Harrison, New Jersey” prepared by NK Architects, dated
November 12, 2015, with Town Comments dated 10/12/15;

f) One (1) sheet entitled: “Preliminary/Final Major Site Plan, The Hub at Harrison
Station, Block 133, Lot 1.01, Pre Development Drainage Area Map, Situated in Town of
Harrison, Hudson County, New Jersey” drawn by KES, MidAtlantic Engineering Partners, LLC,
November 12, 2015 and One (1) sheet entitled: “Preliminary/Final Major Site Plan, The Hub at
Harrison Station, Block 133, Lot 1.01, Post Development Drainage Area Map, Situated in Town
of Harrison, Hudson County, New Jersey” drawn by KES, MidAtlantic Engineering Partners,
LLC, November 12, 2015;



2 Two (2) sheets entitled: “Turning Template, The Hub at Harrison Station, Block
133, Lot 1.01, Fire Truck, Situated in Town of Harrison, Hudson County, New Jersey” and
“Tumning Template, The Hub at Harrison Station, Block 133, Lot 1.01, Garbage Truck, Situated
in Town of Harrison, Hudson County, New Jersey” drawn by KES, MidAtlantic Engineering
Partners, LLC, October 9, 2015;

h) Stormwater Management Narrative dated September 9, 2015, prepared by
MidAtlantic Engineering Partners;

i) Environmental Memorandum, dated August 18, 2015, prepared by Carl G.
Shuman, P.G. of AECOM;

i) Traffic Impact Statement dated September 8, 2015, prepared by Jacobs
Engineering Group;

k) Traffic Concept Signal Plan prepared by Jacobs Engineering Group, dated
October 19, 2015;

Iy} Plan entitled “Fifth Street Exhibit” prepared by MidAtlantic Engineering Partners,
dated December 30, 2015;

m)  Plan entitled “Storm Water Crossing Exhibit” prepared by MidAtlantic
Engineering Partners, dated December 30, 2015;

n) Landscape Plan prepared by RTR Designs, Ltd., dated September 9, 2015 last
revised December 30, 2015; and

WHEREAS, the Board has considered all testimony, reports, exhibits and other evidence
submitted in connection with the application; and

WHEREAS, the current application was the subject of duly noticed public hearings held
on December 2, 2015 and January 13, 2016; and

WHEREAS, Shirleen A, Roberts, Esq., General Counsel, Heller Industrial Parks, Inc.,
205 Mill Road, Edison, New Jersey 08837, represented the Applicant at both public hearings;
and

WHEREAS, the following Harrison Planning Board members were in attendance on
December 2, 2016:

Chairman Arthur Pettigrew
Vice-Chairperson, John Mulrenan
Member Councilman Laurence Bennett
Member Andrea Choffo

Member Phillip Karas

Member Carlos Mariano



and;

Member Delfim Sarabando
Also present, on behalf of the Harrison Planning Board, were:

Susan 8. Gruel, PP, Heyer, Gruel & Associates, Board Planner
Antonios Panagopoulos, PE, CME, Board Engincer

Mary C. Gaines, Board Secretary

Michael R, Pichowicz, Esq., Board Attorney;

WHEREAS, the following Harrison Planning Board members were in attendance on
January 13, 2016:

and;

Chairman Arthur Pettigrew
Vice-Chairperson, John Mulrenan
Member Councilman Laurence Bennett
Member Andrea Choffo

Member Phillip Karas

Member Carlos Mariano

Member Delfim Sarabando

Also present, on behalf of the Harrison Planning Board, were;

Christopher Dochney, PP/AICP, Heyer, Gruel & Associates, Board Planner
Antonios Panagopoulos, PE, CME, Board Engineer

Mary C. Gaines, Board Secretary

Michael R. Pichowicz, Esq., Boatd Attorney;

WHEREAS, the following witnesses testified on behalf of Applicant and in support of

the application:

1. Brian Banaszynski, Applicant Representative;

2 Matthew Robinson, Professional Engineer (qualified as expert in the field of
engineering);

3. Allan Kopelson, Professional Architect (qualified as expert in the field of
architecture);

4. John Pavlovich, Traffic Engineer (qualified as expert in the field of traffic
engineering); and

5. Daniel Bloch, Professional Planner (qualified as expert in the field of planning);



and
WHEREAS, the following exhibits were duly marked and accepted into evidence:

1. A-1  Plan entitled “The Hub at Harrison Station” prepared by MidAtlantic
Engineering Partners dated 12/2/15 (Aerial with Color Site Plan overlay);

2. A-2  Plan entitled “Road Cross Sections™ prepared by MidAtlantic Engineering
Pariners dated 12/2/15;

3 A-3  Phasing Plan (Sheet 3 of 27) prepared by MidAtlantic Engineering
Partners dated 9/9/15;

4, A-4  Color Plan entitled “First Floor Plan - All Phases” (Sheet SP-1) prepared
by NK Architects dated 11/12/15;

5. A-5  Color Plan entitled “Enlarged Ground Floor Retail Plans” prepared by NK
Architects;

6. A-6  Color Plan entitled “Typical Floor Plan - All Phases” (Sheet SP-2)
prepared by NK Architects dated 11/12/15;

7. A-7  Color Plan entitled “Street Elevations Building A” (Sheet A3.00) prepared
by NK Architects dated 11/12/15;

8. A-8  Color Rendering entitled “Enlarged Public Art Display” prepared by NK
Architects;

9. A-9  Color Rendering entitled “Frank E, Rodgers Boulevard Looking
Northeast” prepared by NK Architects;

10.  A-10 Color Rendering entitled “Frank E, Rodgers Boulevard Looking Southeast
— Plaza” prepared by NK Architects;

11. A-11 Color Plan entitled “Street Elevations Building B” (Sheet A3.02)
prepared by NK Architects dated 11/12/15;

12. A-12 Color Rendering entitled “Frank E. Rodgers Boulevard Looking
Southeast” prepared by NX Architects;

13.  A-13 Color Plan entitled “Street Elevations Building C” (Sheet A3.04) prepared
by NK Architects dated 11/12/15;

14, A-14  Color Plan entitled “Street Elevations Building D” (Sheet A3.05) prepared
by NK Architects dated 11/12/15;



15, A-15 Color Rendering entitled “Angelo Cifelli Drive Looking East (incorrectly
stated as “West”) prepared by NK Architects;

16.  A-16 Color Plan entitled “Street Elevations Building E” (Sheet A3.07) prepared
by NK Architects dated 11/12/15;

17.  A-17 Color Plan entitled “Sections and Details” (Sheet A3.11) prepared by NK
Architects dated 11/12/15;

18.  A-18 Color Plan entitled “Frank E Rodgers Boulevard/Angelo Cifelli Drive
Intersection” prepared by MidAtlantic Engineering Pariners dated 12/2/15;

19, A-19 Plan entitled “Frank E Rodgers Boulevard/Angelo Cifelli Drive
Intersection Landscaping Plan” prepared by RTR Designs, Ltd., dated September 9, 2015 last
revised December 30, 2015;

20. A-20 Plan entitled “The Hub at Harrison Station ~ Fifth Street Exhibit” dated
1/13/16;

IL FINDINGS AND CONCLUSIONS

WHEREAS, the Board has made the following findings of fact and conclusions of law
based upon the evidence before it:

A. INCORPORATION OF RECITALS

1. All Recitals are incorporated by reference into the Board’s findings and conclusions.
B. STANDING

2. Applicant has standing to bring this application before the Board as the owner of the
Property and as the designated redeveloper.

C. OVERVIEW OF PROPOSED SITE PRELIMINARY & FINAL MAJOR

SUBDIVISION

3. The Applicant is seeking preliminary and final major subdivision approval to
allow for the subdivision of Block 133, Lot 1.01 into three (3) separate lots of similar sizes,
Proposed Lots 1.03, 1.04 and 1.05 will be 2,37 acres (approximately), 2.64 acres
(approximately), and 3.42 acres (approximately), respectively. The Applicant is proposing to
dedicate a portion of the block to the extensions of Angelo Cifelli Drive and Fifth Street, which
will traverse the block and separate the three proposed lots. The subdivision is required since the
HRA required the streets to be public and not private as the Applicant originally intended.



D. OVERVIEW OF PROPOSED PRELIMINARY & FINAL SITE PLAN FOR PHASE I

4, In Phase 1, the Applicant proposes to construct Buildings A and D on Lot 1.04,
located in the northwest corner of the site. Building A, which fronts Frank E. Rodgers
Boulevard, will be 2 five-story mixed-use structure with retail and fitness uses on the ground
floor and apariments on the upper floors. The building will have 92 residential units and 8,192
net square feet of retail (8,495 gross floor area). Building D will be a five-story residential
structure with 117 residential units (mixed studios, one and two bedroom units). Both buildings
will have covered parking under the building and surface lots located in the rear of each building.

E. OVERVIEW OF PROPOSED PRELIMINARY SITE PLAN FOR PHASE II

5. In Phase II, Buildings B, C and E will be constructed. Buildings B and C will be
on Lot 1.03 and Building E will be on Lot 1.05. Building B will be a five-story mixed use
structure fronting Frank E. Rodgers Boulevard South. It will contain 92 residential units and
7,802 net square feet of retail (8,106 gross floor area). Building C (five-stories) and Building E
(eleven stories) will be residential structures, Building C will contain 52 residential units and
Building E will contain 287 residential units, Together, Buildings B, C, and E will create 431
residential units (mixed studios, one and two bedroom units) and will be also supported by both
coveted and surface parking.

F. PROPOSED USE

6. The proposed retail, fitness and residential uses are permitted in the Mixed Use district
of the Waterfront Redevelopment Area,

G. PROPOSED REDEVELOPMENT

7. Based upon the plans submitted, the proposed development will consist of 640
dwelling units and approximately 16,601 square feet of retail space within five (5) buildings.
The project is comprised of two phases. Phase I shall consist of Buildings A and D. Phase 11
shall consist of Building B and Buildings C and E. Building A is to contain approximately 8,191
net square feet of retail (8,495 gross floor area) and 92 residential units. Building B is to contain
7,802 net square feet of retail (8,106 gross floor area) and 92 residential units, Building C is to
contain 52 residential units. Building D is to contain 117 residential units, and Building E is to
contain 287 residential units. Buildings A through D will be five (5) stories in height. Building
E will be 11 stories. The proposcd buildings conform to height limits in the M-U District, which
permits between 4 and 30 stories. Proposed accessory uses include parking, fifness facilities for
residents, & leasing office and terrace amenity spaces. The project provides for 657 surface
parking spaces. These plans are consistent with what was proposed in the concept plan attached
to Redevelopment Agreement and agreed to by the HRA.

8. The Applicant’s professional engineer, Matthew Robinson, P.E., testified that the




subject property had several site constraint challenges. The property was originally
approximately 10.5 acres in size but is now only 9.7 acres because & portion was conveyed to
PATH for its new station. The property is triangular in nature; it is bounded by PATH rail lines
to the south, Conrail’s main line and siding to the north, and Frank E. Rodgers Boulevard South
to the west. Frank E. Rodgers Boulevard South is at elevations of six (6) to eight (8) feet above
sea level. The property is located within a flood zone, and the recently revised flood maps
require development above ten feet (10°) above sea level. According to the engineering
testimony, the project had to be designed such that first finished floors will be at eleven feet

ar),

9. Mr. Robinson testified that 640 of the 657 parking spaces were designated for the
residents of the project; one space for every unit. He described the location, size and type (e.g.,
handicap, visitor) of the residential and non-residential parking spaces. Mr. Robinson noted that
the Applicant is seeking a de minimis exception from RSIS; a strict interpretation of RSIS
requires 920 spaces but allows deviation from that requirement when influencing factors, such
the project being adjacent to a train station, are present.

10.  Mr. Robinson reviewed the circulation plan and testified regarding drop off and
loading areas at each building. According to the testimony, the drop off arcas along Angelo
Cifelli Drive are not intense uses, which will be accommodated at the backs of buildings; they
will serve for brief deliveries, such a3 pizza or Fed Ex, and dropping off or picking up residents.

11. Mr. Robinson testified regarding the extension of South Fifth Street and Angelo
Cifelli Drive, as public right-of-ways, throngh the Property. The Applicant originally designed
the project to provide for private sireets. The HRA requested that the Applicant dedicate those
roadways to the Town, and the Applicant agreed to this request. However, this change from
private to public ownership required the subdivision of the Property into three lots.

12. Furthermore, it was the testimony of Mr. Robinson that the change from private to
public ownership of the roadways in the project also resulted in a need for a variance from
Redevelopment Plan bulk requirements related to on-street non-residential parking. The project
will generate a demand of 17 parking spaces for non-residential, or retail, use. The
Redevelopment Agreement permits the Applicant to have up to 15 non-residential spaces on
public streets. It is anticipated that the retail uses will serve the project’s residents walking to
and from the development or the PATH station. The 17 proposed spaces were projected to be
sufficient,

13. In addition, Mr. Robison testified that the change from private to public road
ownership also resulted in a need for relief from Redevelopment Plan standards related Lo
sidewalk widths. When the Applicant originally proposed private roadways, it also then
proposed five-foot wide sidewalks along those roads through to the back of the property because
the Applicant did not anticipate high pedestrian volume and envisioned a smaller sidewalk to
allow more room for landscaping. The Redevelopment Plan calls for eleven foot (11°) sidewalks
and the Applicant proposes ten feet (10%) to allow for additional landscaping, which, Mr.
Robinson opined, will soften the streetscape corridor and would be similar to what has been
installed already along Angelo Cifelli Drive past the Harrison Commons development.




14, Also, Mr. Robinson ftestified that the change from private to public road
ownership also resulted in a need for relief from Redevelopment Plan design standards related to
garden walls/ornamental fencing. All residential setbacks are to be enclosed with a garden wall
or ornamental fencing. The Applicant does not propose any garden walls or ornamental fencing
because the public right-of-way limits the ability do so. Instead, the Applicant proposed
landscaped areas in the alternative, which was done at the development across Frank E. Rodgers
Boulevard. Mr. Robinson also testified that, to create character, make the area a bit mote unigue,
and soften the streetscape, the Applicant designed stoops in front of the first floor units to create
a “brownstone” feel or look.

15. It was set forth that because the design standards also require that stoops have
four foot (4’) landings, the townhouse stoops will encroach into the public right-of-way by
approximately two feet. The Applicant will need approval from the Town Council.

16.  Mr. Robinson testified that the South Fifth Street extension will connect to the
existing southem terminus of Fifth Street and that the existing Conrail at-grade rail line will
continue to cross the South Fifth Street right-of-way. As part of the crossing, the Applicant will
construct a sidewalk on the west side of Fifth Street. According to Mr. Robinson, the Applicant
has petitioned the NJDOT for permit to construction the extension.

17. The Town, by Resolution dated August 6, 2015, authorized the Applicant’s
petition to the NJDOT and confirmed that it will maintain the rail crossing signs and pavement
markers after the Fifth Street extension is constructed by the Applicant/Conrail and the Town
accepts dedication of the extension.

18.  The NJDOT issued an Amended Memorandum of Record dated November 17,
2015 memorializing discussions af the on-site meeting attended by representatives of the
Applicant, Conrail, NJDOT and the Town on September 9, 2015 and setting forth the NIDOT’s
recommendations for agency’s issuance of an Order permitting the extension, By letter dated
December 16, 2015, the Town engineer commented to add a drainage recommendation,

19.  Mr. Robinson testified that sidewalks, curbing, street lighting, and Angelo Cifelli
Drive and South Fifth Street to base pavement level, will be installed during Phase I construction
and that temporary asphalt sidewalks on the Phase II portion would be installed and replaced
with permanent sidewalks during the Phase Il construction. The Applicant is seeking
preliminary and final site plan approval for Phase 1 and preliminary only as to Phase I, the
balance of the project. Mr. Robinson testified that the Applicant is seeking preliminary site plan
approval as to Phase 11 because PATH was under construction on the parcel adjacent to Phase IT
and the Applicant is working with PATH to coordinate and integrate both projects.

20.  The Redevelopment Plan design standards require that stoops be a minimum of
two feet (27) above the adjacent sidewalk elevation, and the Applicant proposes less for some
stoops. According to the engineering and architectural testimony, some stoops are a minimum of
three steps or one-and-a-half feet above the grade and that this deviation is due to the fact that the
site grade had to be raised to deal with the flood elevation requirements, which affects what
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finished floor clevations are set to in relationship to exterior grade, If finished floor elevations
were closer to grade, there would be no stoop needed but then visual look of breaking up the
streetscape that the Applicant is trying to achieve would not be possible.

21.  Mr. Robinson ftestified that the Applicant will comply with the landscaping
comments set forth in memorandum prepared by the Board’s planner.

22.  Mr. Robinson testificd as to storm water management and utilities. He testified
that the Applicant will provide a maintenance plan for subsurface storm water drainage piping.
According to Mr. Robinson, transformers will be located at exterior grade within the internal
areas of the site and that landscaped screening will be provided. The Applicant is providing
rooftop emergency generators that will not be visible from the street because they will be placed
sufficiently far back off the roof line. In addition, Mr. Kopelson testified that the parapets will
shield any view of the equipment,

23.  The Redevelopment Plan requires that all building faces fronting on public and
private strects must have a minimum of 80% of the block occupied by building face, but
Building E is proposed to have less than 80%, which, Mr. Robinson testified, is a function of the
Property’s triangular shape, required setbacks to adjacent properties pursuant to building code
when the building frontage has windows, and the need for access around the building,

24.  Both Mr. Robinson and Mr. Kopelson testified that the Applicant’s plan will
comply with the sustainability requirements of the Redevelopment Plan.

25, Mr. Kopelson, the project architect, testified as to the proposed building
elevations, including materials and colors, residential unit floor plans and retail spaces. Mr.
Kopelson explained that, after the flood mapping changed, the project grades had to be raised
and the buildings fronting Frank E. Rodgers Boulevard (Buildings A and D) had to be pulled
back ten feet (10°) in order to satisfy the requirements for sidewalk along Frank E. Rodgers
Boulevard and make the first floor retail spaces work. Consequently, the proposed plan has four
instances where the depth is less than 40 feet; there is 31 feet at the northern side of Building B
and the southern side of Building A and 32 feet at the opposite corner of each building.
However, those same spaces have depth exceeding 40 feet if corner entrances are used. Mr.
Kopelson explained that Building B has a similar condition and comer entrances would provide
for 40+ feet depth.

26, Mr. Kopelson reviewed lighting, signage, and parking area screening. He also
testified how the Applicant will comply with the public art requirement in the Redevelopment
Plan and described some of the public art proposed by the Applicant, such as use of large glass
laminated photographic murals of historic Town of Harrison from the Town’s historie society as
screcning for parking areas along Angelo Cifelli Drive, as well as installation of building
entrance canopies based on the architectural drawings for the former buildings.

27.  Mr Kopelson testified as to those proposed architectural features that deviate

from the Redevelopment Plan for which the Applicant seeks design waivers. Window sills must
project a minimum of 2 inches from the building face, and the Applicant proposes less for some
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sills in an effort to present a different vernacular of architecture. There are requirements that the
openings for windows and window pancs have vertical dimensions greater than or equal to the
horizontal dimension and the combined horizontal dimension of grouped windows cannot exceed
three times the combined vertical dimension. In some instances, the Applicant is seeking relief
from these requirements, Mr. Kopelson testified that the Redevelopment Plan design standards
are calling for a horizontal expression in terms of how the windows are laid out and the project
was designed to provide for some more vertical dimension, although the window rhythm is still
expressing 2 horizontal line. Mr. Kopelson also poinied out that, in other instances, thete are full
panels of glass, which is a different architectural expression and it does not comply with the
requirements. Mr. Kopelson opined, however, that these design differences architecturally work
for this project and gives a variety of window expression.

28, Mr. Kopelson testified that the Applicant is not proposing that townhouse entry
doors be constructed of planks or raised panels, as required by the Redevelopment Plan. Mr.
Kopelson opined that raised panel doors do not go with the architectural design that has been
created for this project. Instead, the design calls for a sofid door that will be a painted element
with a glass side light as the entry to cach townhouse; each townhouse has its own canopy that
will project out and over the stair area to announce entry into the unit. In addition, the residential
lobby doors are ali glass.

29.  The Redevelopment Plan requires that trim board be used and that cornices be
constructed on buildings with flat roofs. Mr. Kopelson testified that the doors are not trimmed
because they are within a glass or an aluminum opening. He also testified that cornices are not
being provided on all building walls because the project’s architectural design is not traditional
masonry construction and, therefore, that requirement does not fit with the proposed expression
of architecture.

30.  Mr. Bloch, a professional planner, testified that the Redevelopment Plan is
unclear as to where retail space depth is measured from and he opined that it was a technical
issue in which way one measures the space because a space that is 40 feet wide but is not 40 feet
deep can still have the same square footage as a space that is 40 feet deep. Mr, Bloch opined that
the relief can be granted under N.J.S.A. 40:55D-70c(1) as a hardship variance given that the
buildings had to be moved back in order to raise the grades for the flood zone reasons; prior to
this change in flood clevation requirements, the earlier version of the Applicant’s plan met that
minimum depth requirement across the entire building. He also opined that the relief can be
granted under N.1.S.A. 40:55D-70c(2) because the benefits of having a variety of retail spaces
outweigh the detriments, One of the goals of the Redevelopment Plan for the M-U District is to
encourage a diverse and engaging streetscape of small stores, and the Applicant’s plan promotes
that goal by providing a variety of spaces. There are no detriments or hardship to providing a 31-
foor, rather than a 40-foot, retail depth. Mr, Bloch opined that the spaces will be functional for
the tenants and markctable and that the plan promotes purpose “g” of the Municipal Land Use
Law (“MLUL”) because it is providing a variety of space for a variety of uses and purpose “b” of
the MLUL because the design protects the buildings from flooding.

31, Mr. Bloch also opined that request for relief from the off-street non-residential
parking space requirement can be granted under N.J.S.A, 40:55D-70c(2) because the benefits of
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providing on-street retail parking, which is preferred by customers over parking lots, and keeping
residential parking separate from retail, outweigh any detriment. The Applicant is dedicating
internal streets to the Town to improve area circulation; Mr. Bloch opined that this variance
would promote purpose “h” of the MLUL, which is to promote a free flow of traffic.

32, Mnr. Bloch opined that the testimony of both the project engineer and the project
architect provided many technical reasons, such as flood elevation requirements, the HRA’s
requirement that the roadways be public, impracticability and physical site constraints, to support
the design waiver requests related to sidewalks, stoops, ornamental fencing and garden walls,
transformers and generators, vehicular loading areas, and building block faces. He also opined
that the architect provided sufficient justification for the architectural design waivers related to
windows and window sills, doors, trim board and cornices.

33, According to Mr. Bloch, the MLUL allows this Board to grant the requested
waivers because they are reasonable and within the general purpose and intent of the
Redevelopment Plan requirements, and literal enforcement of the provision is impracticable or
will exact undue hardship on the Applicant.

34.  Mr. Pavlovich testified as to his traffic impact study and his findings. He
reviewed the improvements that will be constructed: the widening of Frank E, Rodgers
Boulevard on the east side, the new approaches that complete the intersection at Angelo Cifellj
Drive and Frank E. Rodgers Boulevard, and the connection of Fifth Street and Angelo Cifelli
Drive on the site. According to Mr. Pavlovich, certain minor signal timing and phasing
modifications that he proposes, the intersection at Angelo Cifelli Drive and Frank E. Rodgers
Boulevard will operate significantly better than originally proposed at the time the signel was
designed and installed.

35.  Mr. Banaszynki, President of Heller Industrial Parks, Inc. testified regarding the
environmental condition of the site, summarizing the contents of the Environmental
Memorandum, dated August 18, 2015, prepared by AECOM and submitted as part of the
application.

36.  Mr. Robinson responding to certain comments made by the Board professionals,
described a revised landscaping plan prepared by a licensed professional landscape architect
(Exhibit A-19) as a result of a meeting that included the Town Planner. Although the revised
plan as submitted required design waivers, Mr. Robinson agreed and confirmed that the
Applicant would not seek and would not require design waivers for the type, size or
classification of street trees because the Applicant would revise the plan to comply with the
Redevelopment Plan street tree requirements. In addition, it was noted that the landscape plan
provided locations for future placement of sculptures or other public art. Also, Mr. Robinson
stated the plans will be revised to provide, at the entrance to the site, centerline striping up to the
crosswalk immediately downstrcam in order to prevent vehicles from traveling in the wrong
direction.

37 Mr, Robinson responding to issues concerning the existing drainage and travel
conditions from the property to Essex Street (past the existing railroad crossing) along Fifth
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Street, reviewed Exhibit A-20 with the Board, He stated that the Applicant, at its own expense,
shall improve the sidewalk area on the westerly side of Fifth Strcet undemeath the railroad
bridge by installing (replacing) a new sidewalk with a width of at least five (5) feet and new
curbing to Essex Street. In addition, the Applicant will replace and connect, at its own expense,
the existing storm water line all the way to the valve servicing the hydrant at Essex Street and to
the existing two inlets near the railroad crossing at Fifth Street [so that the inlets will drain

propetrly].

38.  Mr. Pavlovich testified that be prepared a synchronization plan for the traffic
lights along Frank E. Rodgers Boulevard South as requested by the Board professionals. He
stated, however, that the traffic control device at the intersection of Bergen Street and Frank E.
Rodgers Boulevard South was outdated and incompatible with the upgraded traffic control
devices further south at Angelo Cifelli Drive and Guyon Drive; therefore, other than
implementing the timing changes and adding the westbound left turn phase at the Bergen Street
intersection, which will improve the existing level of service from LOS F to LOS E,
synchronization of the Bergen Street signal is not possible with the existing equipment. The
Applicant will implement the timing changes and add the westbound left turn phase at the
Bergen Street intersection as described by Mr. Pavlovich. The Applicant agreed to contribute its
fair share of any other traffic control related costs pursuant to N.J.S.A. 40:55D-42,

39, As per the Board Engineer’s letter dated January 13, 2015, comments 8.1.2, the
Applicant agreed to provide the site-wide RAO to the Town of Harrison for its records. The
parties recognized that the site-wide RAO will not be issued for a number of years,

40.  The Board offered, as Exhibit B-1, the type of conditions that will be included in
its final Resolution with the understanding that the conditions are meant to be tailored to the
specifics of the Application and information set forth during the hearing(s).

41.  Before the Board’s deliberation, the Application was opened to public comment
and public questioning of any and all witnesses and any and all materials. Seeing no person
from the public coming forward, the public portion of the meeting was closed.

H. RELIEF FROM REDEVELOPMENT PLAN DESIGN STANDARDS

42. The relief requested from Redevelopment Plan design standards should be granted
under the standards for relief set forth in the Redevelopment Plan.

I. RELIEF FROM RSIS

43. The Applicant is proposing 640 residential parking spaces, one for each of the 640
residential units, where 920 spaces are required by RSIS.

44. The relief requested from the RSIS is reasonable and within the purpose and intent of

the RSIS because an adequate parking supply will be provided at the site, In addition, literal
enforcement is impracticable because of peculiar conditions pertaining to the development.
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45. Further, the Board finds that this de minimis exception (a) is consistent with the
intent of the RSIS and the Site Improvement Act, (b) is reasonable, limited, and not unduly
burdensome, (c) meets the needs of public health and safety, and (d) takes adequate account of
existing infrastructure and possible future surrounding development.

J. VARIANCE RELIEF

46. The applicant requested variance relief from the following items:

(@)  Deficient depth of commercial space, specifically, a minimum 40 foot
depth for retail spaces fronting Frank E. Rodgers Boulevard is required and the Applicant
proposes a minimum depth of 31 feet in certain retail spaces that abut residential lobbies in two
buildings; and

(b)  Satisfying non-residential parking requirements, specifically, no on-street
parking spaces may be counted towards satisfying non-residential parking requirements and the
Applicant is proposing to count 17 on-street parking spaces.

47.  The Municipal Land Use Law, at NJ.S.A, 40:55D-70(c), provides this Board with
the power to grant variances when the applicant satisfies the requisite burden of proof under
Section 70(c). The Applicant is entitled to relief under the criteria under Section 70(c)(1) when,
in part, the Applicant can demonstrate that in a particular instance relating to a specific piece of
property by reason of exceptional narrowness, shallowness or shape, the strict application of any
regulation would result in peculiar and exceptional practical difficulties to, or exceptional and
undue hardship. Separately, the Applicant is entitled to relief under Section 70(c)(2) criteria,
when the applicant demonstrates, in part, that in a particular instance relating to a specific piece
of property, the purposes of the Municipal Land Use Law will be advanced by allowing a
deviation from the Redevelopment Plan requirements and the benefits of such deviation will
substantially outweigh any potential detriment. In addition, under each situation (Section
70(c)(1) and Section 70(c}(2)), the Applicant has to demonstrate that the proposed relief will not
substantially cause detriment to the public good and will not substantially impair the intent and
purpose of the regulations adopted pursuant to the Municipal Land Use Law or, in this particular
case, the Waterfront Redevelopment Plan, Then, in such instances, the variance may be granted
to allow such departure.

47.  The Board finds that in this particular instance, the variance relicf being sought by
the Applicant from the minimum 40 foot depth for retail spaces fronting Frank E. Rodgers
Boulevard shall be granted pursuant to Section 70(c)(1) because the buildings had to be moved
back in order to raise the grades for the flood zone reasons. The Board and the Board’s Planner
do not agree with the Applicant’s expert that it was a technical issue in the way one measures the
space,

48.  In addition, the Board finds that in this particular instance, the variance relief

being sought by Applicant for both the minimum 40 foot depth for retail spaces fronting Frank E.
Rodgers Boulevard and from the requirement not to permii counting on-street parking spaces
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towards satisfying non-residential parking requirements shall be granted under Section 70(c)(2)
because many purposes of the MLUL were advanced, specifically: b. to secure safety from fire,
flood, panic and other natural and man-made disasters; and g. to provide sufficient space in

* appropriate locations for a variety of agriculture, residential, recreational, commercial and
industrial uses and open space, both public and private, according to their respective
environmental requirements in order to meet the needs of all New Jersey citizens.

49.  The Board finds that the variance relief under Section 70(c)(1) and Section
70(c)(2) will not substantially cause detriment to the public good and will not substantially
impair the intent and purpose of the Redevelopment Plan. It finds that the relief that is being
sought is consistent with the overall intent and purpose of the Waterfront Redevelopment Plan.
There is no evidence before the Board indicating that granting this relief would in any way be
defrimental to the public good, or in any significant manner inconsistent with the intent and
purpose of the Waterfront Redevelopment Plan.

K. CONCLUSION

50. Subject to the conditions of this Resolution and in accordance with the materials
submitted, the testimony provided and the reports of the Board’s Professionals, and with there
being no public comments offered, The Town of Harrison Planning Board finds that this
application meets the requirements for the granting of preliminary and final major site plan
approval for Phase I, preliminary major site plan approval for Phase II, preliminary and final
major subdivision, “c” variance relief, design waivers, and a de minimis exception from the
Residential Site Improvement Standards (“RSIS”) for the development known as The Hub at
Harrison Station.

III. APPROVAL AND CONDITIONS

NOW, THEREFORE, BE IT RESOLVED that this application by HELLER URBAN
RENEWAL, LLC for preliminary and final major subdivision, preliminary and major site plan
approval for Phase I, preliminary site plan approval for Phase 11, variance relief, relief from
Redevelopment Plan design standards, and a de minimis exception from RSIS parking
requirements be and hereby is granted subject to the following conditions;

1. Compliance with all applicable Town, County, State, and Federal laws,
ordinances, regulations, and directives.

2. All construction, use and development of the Property shall be in conformance
with the Plans approved herein, all findings, conclusions, terms and conditions of this resolution
and, to the extent not inconsistent therewith, all representations of Applicant and its witnesses
during the public hearing. Any matetial deviation from the terms of this condition shall be
deemed a violation of the Land Development Ordinance and Waterfront Redevelopment Plan.

3 Applicant shall not begin any land disturbancc (with the exception of disturbance
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incidental to demolition work, grading relative to flood zone requirements, or environmental
remediation work pursuant to permits, if necessary, properly issued by the Construction Official
and/or NJDEP, as the case may be) or construction pursuant to the approved Plans, and the
Construction Official shall not issue a permit for construction on any approved lot, until:

(a)

®)

©

@

(a)

b
©

()

(e)

The approved Plans have been signed by the Board Chairman and Secretary and
released to Applicant;

Applicant has submitted an engineer’s estimate for all proposed Phase I work
(both on-tract improvements and off-tract right-of-way improvements pursuant to
N.LS.A. 40:55D-53(a)(1)) and, upon acceptance of the estimate by the Town
Engineer or his designee, has posted inspection fees ag required by ordinance;

Applicant has arranged for and attended a preconstruction meeting with the Town
Engineer and such other Town officials as the Town Engineer shall designate; and

Applicant has obtained road opening permits for all work to be performed within
a public street. Thercafter, Applicant shall comply with all applicable road
opening permit requirements in the course of the work.

Before the Board Chairman and Secretary sign the approved Plans:

Applicant shall submit to the Board Engineer (a) proof that it has obtained
approvals from all other governmental authorities with jurisdiction, including
Town of Harrison approval of the townhouse stoop encroachments into the public
right-of-way, or (ii) a certification from its engineer or attorney that no such
approvals are required. Such authorifies shall include, to the extent applicable,
and without limitation, the County of Hudson (the “County”), the Hudson County
Planning Board, Hudson-Essex-Passaic Soil Consetvation District, New Jetsey
Department of Environmental Protection (including treatment works approval,
flood hazard permit, and any approvals required by the Bureau of Safe Drinking
Water) and New Jersey Department of Transportation.

Applicant shall have paid all required application fees and technical review fees.

Applicant’s engineer shall submit any and all design which shall be reviewed and
approved by the Board Engineer.

Applicant shall submit six (6) complete sets of the Plans approved herein, with the
following revisions, all of which shall be submitted to and approved by the Board
Engineer.

All plans and reports submitted by the applicant shall conform to the conditions
and provisions in the letter from T&M Associates dated January 13, 2016, and
from Heyer Gruel & Associates, dated December 1, 2016 and January 13, 2016,
all of which are attached hereto and incorporated herein by reference; the reports
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are attached as Exhibits A (T&M Associates) and B (Heyer Gruel & Associates),

@

(i)

(i)

(iv)

™)

(vi)

(vii)

Although it appears that all comments from T&M Associates and Heyer
Gruel & Associates have been addressed, the Plans shall be revised to
address all outstanding comments of the Town Engineer, Board Engineer,
Town Planner, and Board Attorney. Comments of the Board Attorney
calling for a response from another Town or Board professional shall be
deemed to be outstanding until such time as the response has been given,
and addressed to the satisfaction of the responding Town or Board
professional.

The Plans shall be revised to eliminate any design waivers for the type,
size or classification of sireet trees and Applicant shall comply with the
streef tree requirements of the Redevelopment Plan;

The Plans shall be revised for centerline striping to be provided up to the
crosswalk immediately downstream in order to prevent vehicles from
traveling in the wrong direction;

The Plans shall be revised to indicate that the Applicant, at its own
expense, shall: (a) improve the sidewalk area on the westerly side of Fifth
Street undemneath the railroad bridge by installing (replacing) a new
sidewalk with a width of five (5) feet and new curbing to Essex Street; and
(b) replace and connect the existing storm water line all the way to the
valve servicing the hydrant at Essex Street and to the existing two inlets
near the railroad crossing at Fifth Street [so that the inlets will drain
properly].,

With respect to costs related to the replacement, synchronization and
timing issues of traffic control signals along Frank E. Rodgers Boulevard
South, the Applicant shall provide their fair share of these costs in
accordance with the law and subject to any conditions that are or may be
imposed by the Hudson County Planning Board.

A copy of the sife-wide RAO shall be provided to the Town of Harrison
for their records upon receipt by the Applicant. It is anticipated that the
RAO will not be finalized for many yeats.

The public art aspects set forth in Application are not intended to and do
not satisfy all of the public art requirements in the Redevelopment Plan for
the project. Applicant shall fulfill the public art requirement in Phase
based upon the cost of construction of Phase 1. The fulfillment of all of
the public art requirements for the project will be revisited upon
Applicant’s subsequent applications, i.e. for Phase II.

Applicant shall enter into a developer’s agreement with the Town of Harrison.
The agreement shall include, but shall not be limited to, provisions governing (a)
Applicant’s responsibility for traffic improvements in conformance with the
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64

(h)

€@

conditions of this resolution, (b) Applicant’s responsibility for public art, and (c)
Applicant’s obligation to deliver to the Town of Harrison, at such time(s) as may
be required by the Town Attorney, a deed of dedication for any public right-of-

way as described above in conformance with the Plans for this particular project.

Applicant shall provide performance guarantees for this particular project for
improvements to Angelo Cifelli Drive, Fifth Street, and Frank E. Rodgers Blvd.
So., and any other Right of Way, and for any and all other improvements to be
dedicated to the Town of Harrison (including but not limited to public art). The
requirement for 2 performance guaranty for these improvements shall include
both the interim improvements shown in the Plans, and Applicant’s proportionate
share (50%) of the cost of permanent improvements conforming to all applicable
Redevelopment Plan standards, The amount of the performance guaranty for
these permanent improvements (including the required 10% cash portion of the
guarantee) shall be subject to adjustment on the third anniversary date of the
issuance of the performance guaranty and on every three-year anniversary date
thereafter, in order to account for changing construction costs, Such performance
guarantees shall be satisfactory in form to the Town Attorney, and in amount to
the Board Engineer. All such performance guarantees shall conform to all
applicable provisions of the Municipal Land Use Law and the Land Development
Ordinance. Notwithstanding the foregoing, in the event the County insists upon
delivery of a performance guaranty for improvements to Frank E. Rodgets
Boulevard South, the Applicant shall, in lieu of the performance guaranty
required by this condition, deliver to the Board Engineer proof that such guaranty
has been delivered to the County.

Applicant shall provide a performance guarantee for this particular project for all
other Phase I improvements, other than those set forth in (g) above, in accordance
with N.J.S.A., 40:55D-53, The performance guaranty must meet all applicable
requirements of N.J.S.A. 40:55D-53 and Ordinance Section 17-105.1, The
amount of the performance guaranty shall equal 50% of the anticipated cost of al]
required labor and materials, calculated in conformance with current prices, plus a
20% contingency as permitted by N.1.S.A. 40:55D-53. Ten percent (10%) of the
performance guaranty must be in cash. The amount of the performance guaranty
(including the cash portion) shall be subject to adjustment on the third anniversary
date of its issuance, and on every three-year anniversary date thereafter, in order
to account for changing construction costs, Such performance guarantee shall be
satisfactory in form to the Town Attorney and in amount to the Board Engineer,
All such performance guarantees shall conform to all applicable provisions of the
Municipal Land Use Law and the Land Development Ordinance and
Redevelopment Plan,

Applicant shall supply “will-serve” letters from all utilities providing service to
the project.

Applicant shall provide maintenance guarantees for all improvements covered by
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a performance guarantee. A maintenance guarantee shall be provided for each improvement
prior to the release of the performance guarantee (or any portion thereof) given for such
improvement. Such maintenance guarantee shall e governed by all applicable provisions of the
Municipal Land Use Law and the Land Development Ordinance. Such maintenance guarantees
shall be satisfactory in form to the Town Attorney and in amount to the Town Engineer.

" 6. All site improvements, screening, fencing and landscaping required by the
approved Plans or the terms and conditions of this resolution shall be maintained in good
condition for so long as any building, structure, or use approved herein shall remain on the

Property.

7. Applicant’s construction activities shall be limited to those hours permitted by
ordinance,

8. ALL NOTES INCLUDED IN THE APPROVED PLANS, INCLUDING
NOTES REQUIRED BY THIS RESOLUTION, SHALL BE DEEMED TO BE
CONDITIONS OF APPROVAL HAVING THE SAME FORCE AND EFFECT AS
CONDITIONS EXPRESSLY SET FORTH HEREIN.

9. In the event Applicant fails to obtain approvals from any other governmental agency
having jurisdiction, and addressing such failure requires (directly or indirectly) any change (other
than a de minimis change) in the Plans approved herein, or in the event the approval granted by
any other governmental agency with jurisdiction raquires (directly or indirectly) any change in
the approved Plans (other than a de minimis change) Applicant shall return to the Boatd to seek
amended development approvals for any and all resulting changes.

10. In the event Applicant fails to satisfy any condition of this resolution, Applicant shall
return to the Board to seek amended development approvals or other appropriate relief,

Voting to Approve Application Subject to Formal Resolution Detailing Conditions:

Ye No Abstain | Other

Chairperson Arthur Pettigrew
Vice-Chairperson John Mulrenan
Member Councilman Laurence Bennett
Member Andrea Choffo

Member Phillip Karas

Member Carlos Mariano

Member Delfim Sarabando

S E B B I e

Voting to Approve This Formal Resolution Detailing Conditions:

' Yes No Absent | Other
Chairperson Arthur Pettigrew N

Vice-Chairperson John Mulrenan w

Member Councilman Laurence Bennett | | ¢
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Member Andrea Choffo o
Member Phillip Karas e
Member Carlos Mariano o
Member Delfim Sarabando ulz

I certify that this is a true copy of a resolution duly adopted by the Town of Harrison

Planning Board at a regular public meeting held on January 28, 2016. This resolution
memorializes an action of the Board taken on January 13, 2016,

1S

Tsabel Simoes, Secretary Pro Tem
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EXHIBIT “A” (14 PAGES)

N
"W.\ﬁ YOUR GOALS- OUR MISSIEH.

HRPB-RO710 January 13, 2016

Harrizon Planning Board

Subdivision and Site Plan Review Committee
318 Harrison Avenue ~

Harrison, NJ 07029

Atin:  Site Plan Review Committee

Re:  Post Board Hearing Report
‘The Hub at Harrison
Heller Urban Renewa], LLC
Block 133, Lot 1.01
700 Frank E Rodgers Boulevard South
Preliminary & Final Major Site Plan
Major Subdivision

Dear Board Members:

As requested, we bave reviewed the Preliminary & Final Major Subdivision Plans, Major Site Plan,
application, and supplemental information submitted for the referenced project. The plans were reviewed
for completeness and engineering related items and our most recent cominents are in bold type.

The applicant submitted the following materials:

® Survey entitled, “Boundary & Topographic Swurvey, Block 133, Lot 1,01, Harrison Station,
Situated in Town of Harrison, Hudson County, New Jersey™, consisting of one (1) sheet, as
prepared by Paul Schlossback, PLS., of MidAtlantic Eninecring Partners, LLC, dated Septerber
10, 2015 and revised October 9, 2015.

o Subdivision plan entitled “Preliminary/Final Subdivision Plan, Block 133, Lot 1.01, The Hub at
Harrison Station, Situated in Town of Harrison, Hudson County, New Jersey”, consisting of one
(1) sheet, as prepared by Paul Schlossbach, PLS of MidAtlantic Engineering Partners, LLC, dated
September 10, 2015 and last revised on October 9, 2015.

s Architectural Plans entitled, “Heller Urban Renewal, LLC, The Hub at Harrison Station, Harrison
New Jersey”, consisting of eighteen (18) sheets as prepared by NK architects, dated November 12,
2015 and a revision date of October 12, 2015 (The dates should be chronological; this should be
corrected),

¢  Site Plans entitled, “Preliminary/Final Subdjvision Plan, The Hub at Harrison Station, Block 133,
Lot 1.01, Tax Map Sheet 16, Situated in Town of Harrison, Hudson County, New Jersey”,
consisting of twenty-seven (27) sheets, as prepared by Matthew J. Robinson, PE of MidAtantic
Engineering Partners, LLC, dated Scptember 9, 2015 and revised November 12, 2015

¢ Concept Traffic Plans entitled, “Frank E. Rodgers Blvd. and Angelo Cifelli Dr. Traffic Concept
Signal Plan", consisting of one (1) sheet, as prepared by John S. Pavlovich P.E. of Division of
Engineering Jersey City™, dated October 19, 2015, ,

¢ Tmaffic Plans entitled, “Turning Template, The [lub at Harrison Station”, consisting of two (2)
sheets, as prepared by MidAtlantic Engineering Partners, LLC, dated October 9, 2015,

T&M ASSOCIATES. 1455 Broad Street. Sulte 250. Blaomfiald. NI 87003 fonatannn: Baszorococr Moo o
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HRPDB-ROTI0 January 13, 2016
Page)
Le: Planning Board
Town of Harrison

Re: Past Board Hearing Report
The Hulr at Hrerison
Heller Urban Renewsl, LLC
Block 133, Lot 1.01
700 Frank E Rodgers Bovlevard South
Preliminary & Final Mafor Site Plan
Major Subdivirion

Drainage Calculaticns, dated November 4, 2015.

Application and associated information,

MidAtlsntic response letter dated November 13, 2015.

Landscape Plans entitled, “Preliminary/Final Subdivisiou Plan, The Hub at Harrison

Station, Block 133, Lot 1.01, Landscape Plan, Sitnated in Town of Harrison, Hudson County,

New Jersey”, consisting of Plan Sheets 20 and 20A, prepared by MidAtlantie Engineering

Partners, LLC, dated September 9, 2015 and revised December 30, 2015,

¢ Sketch for “The Hub at Harrison Station, Block 133, Lot 1.01, 5* Street Exhibit” prepared
by MidAtlantic Engineering and dated December 30, 2015,

¢ Sketch for “The Hub at Harrison Station, Block 133, Lot 101, Frank E. Rodgers Blvd

Stormwster Crossing Exhibit” prepared by MidAtlantic Engineering and dated December

30, 2015,

The Applicant seeks Preliminary & Final Major Site Pian approval to subdivide the existing lot into three
lots to be used for the proposed buildings and a fourth lot to be used as a right-of-way for the Angelo Cifelli
and South Fifth Street road extensions, They arc also secking preliminary and final approval to construct
a total of five buildings with 640 residential units and 16,601 SF of retail space and 667 surface parking
spaces. Buildings A and B will have 8495SF and 8,106 SF of retail space, respectively and a total of 92
tesidential units each. Building Chas 52 residential units, Building D is proposed fo have 117 residential
units and Bujlding E is a high rise building with 287 residential units. Buildings A, B and E have fitness
centers in them and there is a meeting room in Building B.

The site has frontage on Frank B Rodgers Boulevard and will be divided by the extensions of South Fifth
Street and Angelo Cifelli Drive. To the south, the property is bordered by Amtrak and to the north, Lands
N/F Penn Rail Road Company. The site is located within the AE (Elevation 10} flood Zone,

In the most recent submission, the plans have been revised to eliminate head-on parking on 5 Street
and provided parallel parking in its place, reducing the on-street parking by 12 spaces; revised the
entraucc at Angelo Cifelll Drive to eliminate a turn-around and provided a straight-through
orientation; increased the sidewalk widths to 10’ on 5® Street and 9.5 on Angelo Cifelli Drive; and
the driveway aisles along Angelo Cifelli Drive have been reduced to 11° wide.

Based on review of the application, we offer the foltowing comments:

1. Completencss Review

Based upon our review we find the application to be tecknically complete from an engincering
standpoint. The following shall be addressed as a condition of approval:

1.1. Per Section 17-74.3 “Final Major Subdivision and Site Plan Checklist”, item 13.a., a
recordable Developet’s Agreement shall be executed; b., a satisfactory performance guaranty
shall be posted; and c. all escrow and inspection fees shall be posted.
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Planning Board
Town of Harrison

Post Board Bearkng Report

‘Tbe Hub at Harrison

Heller Urbas Renewal, LLC

Block 133, Lot 1.01

700 Frank E Rodgers Boulevard South
Preliminary & Final Major Site Plan
Major Subdlvision

21

2.2

2.3

24

25

26

. Site Parking and Cireula

The plans shall provide a circulation plan for pedestrian and ADA routes. Comment
Addressed.

The Applicant is proposing a total of 667-659 662 parking spaces, however, 34 22 of
the spaces are proposed in the proposed right-of-way dedication of South Fifth Street
and Angelo Cifelli Drive, The 34 22 spaces should not be counted towards the overall
parking numbers. If the on-street parking spaces do not count towards the overall
parking count, a total of 637 640 spaces will be provided and there will be deficiency
of 20 parking spaces. Applicant has revised site layout and now provides 22 on-street
parking spaces for proposed retail use. Applicant has also provided 3 additional
spaces lo the private lots to provide a total of 640 residential parking spaces.

A total of 132, or 20%, of the 667 parking spaces are compact, which is acceptable
per the Redevelopment Plan, No Further Action Required,

Per the Harrison Waterfront Redevelopment Plan, the required parking for the site is
as follows:
1.0 spaces per aparirment x 640 apartments= 640 spaces
16,601 SF x 1 space per 1,000 SF retail space = 16.6 spaces
Total = 657 Parking Spaces required (fitness space an meeting rooms are
not included because they are meant for the exclusive use of tenants)

The required parking for the residential units, per Residential Site Improvement Standards
(RSIS) is as follows:

1.8 Spaces per 1 Bedroom Unit x 249 Units ~ =4482 spaces

0.8 spaces per 1 Bedroom Unit (high-Rise)x219 = 175.2 spaces

2.0 Spaces per 2 Bedroom Unit x 104 Ugits =208 spaces

1.3 Spaces per 2 Bedroom Unit (high-rise) x 68 = 88.4 spaces

920 Parking Spaces Required for Residential Units. A deminimus exception will
be required from RSIS standards,

The applicant should testify regarding ADA compliance, specifically with respect to
accessible routes. Comment addressed though testimony at the December 15, 2015
Board meeting. Proposed grading was alse provided on the plans for all accessible
routes and seem in accordance with ADA Standards,
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28

29

2.10

2.11

2.12

2.13

2.14

Tuming templates should be provided for Harrison Fire trucks, garbage trucks and moving
vaus. Turning templates outlining turning movements for the above referenced vehicles
have been provided and travel through the site seems acceptable. Testimony will be
provided during the planning board hearing. Comment addressed through testimony
provided at the December 15, 2015 Board hearing and the provided turning
femplates,

None of the ADA ramps show the delectable warning surface and it does not seem that
the layout of the ramps will allow them to be oriented in the correct direction to direct
pedestrian traffic into the crasswalks. The détectable warning surfaces shall be shown in
the correct orientation. Comment Addressed.

Testimony should be provided regarding how the parking spaces will be assigned.
Comment addressed though testimony at the December 16, 2015 Board hearing. The
parking lot spaces will for the use of residents-and the parking in the Angelo Cifeli
Drive and §* Street right-of-ways will be available for retail use.

The entrance to the site from Angelo Cifelli Drive is designed poosly and requires redesign
to eliminate one-way circulation and the potential for U-Turn/lefi-turn Jug haandle
operation, Comment Addressed. However, it is recommended that centerline
striping be provided up to the crosswalk immediately downstream in the order to
prevent vebicles from traveling in the wrong divection.

The applicant shall provide sight triangles at all site driveways and demonstrate that no
obstructions will exist within the designated area to allow for safe egress from the site.
The placement of street trees and fencing near the site driveways may be a concern.
Comment Addressed,

The applicant shall provide testimony regarding the access control to the proposed
resident only parking arcas. Any anticipated delay caused by processing time for access
should be assessed for potential impact on internel site circulation and obstruction of
pedestrian pathways. Comment addressed through testimony at the December 16,
2015 Board hesring. Parking lot areas will be for residentis) use. Through the
expected trips on the site, any delays in internal circulation will be minimal.

The applicant shall provide testimony regarding the pedestrian connectivity from the
proposed site fo the Harrison PATH train station. Comment addressed though
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The Hub at Harriton

Hcller Urban Rencwal, LLC

Block 133, Lot 1.01

700 Frank E Rodgers Boulevard Sonth
Prellminary & Finat Mafor Site Plan
Majer Sohdivitton

215

2.16

2.17

218

219

2.20

testimony at the December 16, 2015 Board hearing. The proposed PATH plans have
not yet been finalized, but the Applicant has had several discussions with PATH and
the two sites will connect with each other. As part of the final Phase 2 design, it 1s
expected that the two sites will be coordinated and there will be better detaily
regarding the connection,

The applicant shall provide testimony regarding the sidewalk width and capacity along
Frank B. Rodgers Boulevard and the rear parking lot. Comment addressed -though
testimony at the December 16, 2015 Board hearing.

The applicant shall provide testimony regarding the at-grade railroad crossing at South
Fifth Street onto to the site, The applicant shall obtain approval from the NJ DOT Rail
Unit following participation in the Diagnostic Team process. Commebt addressed
through testimony at the December 16, 2015 Board hearing. Additionally, before
the hearing, the Board was given a memorandum of meeting minutes for the
diagnostic team meeting between the NYDOT, rallroad, Applicant and Town which
explained the responsibilities of each party, Since the Board hearing, the Town has
made comments to the NJDOT requesting utility crossings under the rasirosd for
drainage in addition to water, The crossing will be for vehicular access fo the site
from Fifth Street as well as a 5' wide sidewalk, connecting the site to the north side
of Fifth Street.

The applicant has proposed loading areas for the ground level retail spaces. The applicant
shall provide testimony regarding the type, frequency and timeframe for retail supply
deliveries, as well as provide the appropriate pavement markings and signage designating
those arcas as loading zones. Additiona! markings have been provided. The Applicant
has indicated that testimony will be provided as well. Comment addressed throngh
testimony provided at the December 16, 2016 Board hearing,

It is recommended that the applicant provide pavement markings with the word
“Compact” for all compact parking spaces in addition to the proposed signage. Comment
Addressed.

The applicant shall provide pavement markings in each of the designated “drop off’ zones
indicating the area as such as well as install R7-6 No Parking - Loading Zone signage at
tkose locations, Comment Addressed,

The applicant shall provide testimony regarding the number of parking spaces available
to visitors and retail patrons is sufficient as a percentage of the total parking being
provided. Comment addressed through testimony at the December 16, 2016 Board
hearing. It is expected that most of the people using the reteil stores in this
development will be locsl residents that walk to the site. For people that do drive to
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2.22

2,23

the site, the parking in the Angelo Cifeli Drive and Fifth Street right-of-ways will be
avaflable for retail parking. :

The location of the two barrier free parking spaces along the northem property line does
not appear to provide nearby access to any building or apartment units, The applicant
shall provide testimony as the placement of those two ADA compliant spaces not
immediately adjacent to points of ingress/egress or alternatively relocate those designated
spaces adjacent to ADA accessible points of ingress/epress. Comment addressed
thorough testimony at the December 16, 2015 Board hearing.

The applicant shall obtain approval from Hudson County for the proposed traffic signal
modifications on Frank E. Rodgers Boulevard. Comment addressed through testimony
at the December 16, 2015 Board hearing, It was testified that they are working with
the County to towards approval of the traffic signal upgrades. It was stated that
when the iImprovements are complete, the lights on Frank E. Rodgers Bounleverd will
be synchronized and it will improve traffic flow.

Traffic Impact Study Review

2.23.1 The applicant utilized traffic counts obtained in August 2015 at the ‘signalized
intersections of Frank E. Rodgers Boulevard with Bergen Street and Angelo
Cifelli Drive and 8. Fifth Street with Essex Street and Bergen Sireet, Due to
unexpected street closures and crashes, this volume data was compared to existing
approved traffic studies in 2009 and 2013 to establish the existing traffic volumes.
The existing volumes were also increased by 5% to account for summer volumes.
The applicant shall provide testimony regarding the volume derivation used in the
analysis, Comment addressed throngh testimony at the December 16, 2015
Board hearing.

2.232 Future no-build traffic was projected by applying a background growth rate factor
of 1.0% for seven years, resulting in volumes for a no-build year of 2022, The
applicant incorporated approved future traffic volumes from four other nearby
residential developments. No response required.

2233 The applicant conducted traffic analyses at the existing signalized intersections
noted above and found that future uo-build levels of service for all tuming
movements operate at LOS D or better duting peak hours, with the exception of
the eastbound right tum movement at the intersection of F.E, Rodgers Boulevard
and Angelo Cifelli Drive during the PM peak hour (LOS E) and the northbound
left turn movement duing the PM peak hour and westbound left turn movement
during both peak hours at the intersection of F.E. Rodgers Boulevard and Bergen
Street (LOS F). No response required,
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2234

2235

The applicant provided trip generation analysis based on the weekday morning
and evening peak times for LU Code 223 in the ITE Trip Genetation Manual,
The resulting vehicle trips of 280 during the AM peak hour and 328 during the
PM peak hour for the proposed site were then decreased based on the percentage
of vehicle trips in Harrison from the 2000 Census Journey-to-Work modal split
(65%). The percentage was increased to 70% to be.conservative, resulting in 192
trips during the AM peak hour and 230 trips during the PM peak hour. Sits
generated trips were assigned based on existing travel patterns obtained from
traffic counts. No respouse required,

The applicent conducted level of service analyses for future build traffic volumes
at the four study intersections assuming that the only geometric change would be
to provide two through lanes and an exclusive left tum lane on the northbound
and southbound approaches to the intersection of F.E. Rodgers Boulevard with
Angelo Cifelli Drive and the linking of Angelo Cifelli Drive with S Fifth Street,
The projected build traffic associated with the proposed residential/retail
development was estimated to have an jmpact during the AM peak hour, The
easthound approach of the intersection of F.E. Rodgers Boulevard with Angelo
Cifelli Drive was anticipated to be degraded to LOS F and LOS E for the lefl and
right turn movements, respectively, from LOS D and LOS C. The upplicant has
proposed no mitigation for the anticipated deterioration of level of service at this
intorsection. The northbound left turn movement at the intersection of F.E,
Rodgers Boulevard with Bergen Street was expected to degrade from LOS D to
LOS F. The applicant has proposed increasing the green time of the northbound
lead left turn phase during both peak hours by 3 seconds, The applicant has also
proposed decreasing the north-south phase by 3 seconds during the AM peak hour
and increasing the green time of the north-south phase by 3 seconds ang
increasing the green time of the east-west phase by 1 second during the PM peak
hour to mitigate the impacts to the operation of this intersection. The proposed
signal timing edjustments would result in an improvement to LOS E for the
northbound left turn movement during the AM peak petiod, and the westbound
left turn movement would experience a decrease in delay during both peak
periods, while still anticipated to be LOS F. ‘The northbound left turn movement
would still experience LOS F during the PM peak hour. The applicant shatl
provide testimony regarding the estimated 95* percentile northbonad left tur
queue at the F.E. Rodgers Boulevard/Bergen Street intersection and its potential
impacts to access for Essex Street, Taft Place and Railroad Avenue, as well as the
downstream intersection with Angelo Cifelli Boulevard, The applicant shalf also
provide testimony regarding the anticipated 95 percentile eastbound queues at
the intersection of Angelo Cifelli Drive with F.E. Rodgers Boulevard. Comment
addressed through testimony at the December 16, 2015 Board hearing. The
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2.23.6

2.23.7

changes proposed in the traffic Hght system will synchromize the lights along
Frank E, Rodgers Boulevird and improve traffic flow, -

The applicant did not provide level of service analysis for the new proposed
intersection of Angelo Cifelli Drive with South Fifth Street. This intersection is
proposed to function as a multi-way stop controlled intersection while also
featuring a traffic circle. This is not a desirable geometric configuration and
should be modified accordingly. The applicant shall provide testimony as to the
opcration of this iptersection, and if it is truly stop controlled, shall pravide LOS
apalysis for the fature build condition. In addition, the applicant shall provide
LOS anelysis of all other stop controlled intersections - within the site.
Furthermore, the applicant shall provide testimony as to any anticipated 95*
percentile queue conditions which may impact internal site circulation. The vield
approach is an improvement over the previously proposed “stop” controlied
confliguration. Comment Addressed.

The applicant shall justify southbound lefi-turn movements into the site from
Frank E. Rodgers Boulevard at the intersection with Angelo Cifelli Drive. The
propased configuration of the intersection atlows opposing left turns from the
northbound and southbound approaches to conflict with each other. The
intersection lame configuration must be modified to eliminate head-on
movements. A five-phase traffic signal operation would eliminate the left-
turn conflict. Comment Addressed.

3. Xechnical/Genersl Comments

31

32

13

The details for the Frank E. Rodgers Boulevard pavement section shall be in conformance
with County standards, Comment Addressed.

The following details shall be provided as part of the plans:

321

322
323

324

Pavement Cross Section for Fifth Street and Angelo Cifelli Drive. Comment
Addressed.

Transformer pads and bollards. Comment Addressed.

Pavers or stamped/colored concrete, including reinforcement, thickness, patterns,
etc. Comment Addressed.

Pipe types. With pipe classcs and any special backfilling reguirements.
Comment Addressed,

The pipe bedding detail should call out Class II material as dense graded aggregate
(DGA). Comment Addressed.
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34

35

3.6

37

38

39

There is a retaining wall proposed in the Angelo Cifelli Drive Island, Clarification is
ueeded on what is actuslly proposed. Comment Addressed.

The Applicant shall provide testimony regarding the status of the environmental cleanup
of the site and upon its completion, the Response Action Ouicome (RAQ). Comment
addressed through testimony at the December 16, 2015 Board hearing, Additionally,
upon completion of the environmental requirements, an RAO will be provided.

Testimony shall be provided regarding trash pickup, scheduling and handling, Comment
Addressed through testimony at the December 16, 2015 Board hearing.

Testimony shail be provided regarding requirements, procedures and coordination to work
adjacent to the railroad properties. Comment addressed throngh testimony at the
December 16, 2015 Board hearing,

Testimony shall be provided regarding the Applicant’s plans to phase the project.
Comment Addressed though testimony at the December 16, 2015 Board hearing, as
well as plan Sheet 13 of the plans. The Initial improvements will include the roadway
infrastructure, drainage and utilities and Buildings A and D. Phase 2 will include
Buildings B, D and E and their parking lots. The Applicant has jodicated that each
phase will provide the required parking for each occupied building,

Testimony shall be provided regarding the dedication of South Fifth Street and Angelo
Cifelli Drive to the Town. Comment Addressed through testimony. Once the
improvements are complete, the Applicant will dedicate the Angeto Cifeli Drive and
5' Street right-of-ways to the Town of Harrison,

Drainage & Grading

4.1,

4.2,

4.3,

The plans shall address roof runoff, Details and riser diagrams should be provided.
Comment Addressed.

No grade information has been provided at any ADA routes, including handicapped ramps.
Detailed information shell be provided at all ramps to ensure ADA conformance,
Detectable waming surfaces shall be angled at 90° of the path of travel. Tt is recommended
that all ramps and ADA routes not be designed at the maximum allowable slopes. 1.5%
cross slope and 7.5% rise is recommended. Comment Addressed.

Inadequate grading information is provided along Frank E Rodgers Boulevard. Gradey
shall be provided at the top and bottom of stair cases, ramps, etc. to ensure that Building
Codes are met. Comment Addressed,
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44,

Stormwater Management Report Review:

The proposed development consists of the construction of five (5) residential apartment
buildings and associated parking, access and Jandscaping on a 9.73-acre site, The applicant
indicates the existing site was previously fully developed with 300 percent impervious
coverage,

The epplicant indicates that the proposed development disturbs more than an. acre of land
but has a net decrease in impervious surface area of approximately 0.80-ac in the proposed
condition, The development is therefore a major Project subject to the Phase II Rule. There
is no increase in impervious cover and therefore the water quality requitement is not
applicable, Groundwater recharge requirements are not applicable since there is a decrease
in impervious surface.

The following comments are offered:

4.4.1.  The applicant states “The majority of nunoff from the existing site is conveyed to Frank

E Rodgers Boulevard where it is collected by existing catch baginslocated in the street
that connect to an existing combined storm/sanitary sewer systein”,

As designed the entire runoff from the proposed site is connected 1o the drainage
system an Angelo Cifelli Drive. Please provide an Existing Drainage Area map with
contours and existing drainage pipe system demonstrating that the entire runoff from
the applicant’s existing site is captured by the drainage system on Angele Cifelli Drive.
Comment Addressed.

Please note, as provided on the utility and grading plan shects 7 and 10 of 24
respectively only a pipe system along the crown of Frank E Rodgers Boulevard is
connected to the downstream manhole on the 297 x 45" HERCP to 42-inch RCP

system.

This downstream pipe system may not be adequate to convey the proposed flow. The
applicant should provide calculations to demonstrate that the downstream pipe system
has capacity to convey the proposed flow. The downstream drainage system has
been previously designed and constructed to handle a 10-year storm event. This
is because the existing conditions and fiatness of the system due to the available
grades. No Further Action requoired.

4.4.2. Provide a Proposed Inlet Area Map that shows the areas tributary ta each proposed

inlets to substantiate those used in the drainage pipe calculations. Also include the
weighted C computations for the pipe system. Comment Addressed,
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4.4.3.

444,

4.4.5.

44.6.

4.4.7.

4.4.8.

The applicant uses a 10 year design storm for the drainage pipe sizing, which may be
inadequate. The applicant should use the 25-year storm for the drainage pipe sizing
as per the Residential Site Improvement Standards $:21-7.2 (C) 5ii. The
downstream conditions limit the possible volume capacities for this site. Sizing
the system larger than the 10 year event will likely not work as intended to work
No Further Action Reguired.

It appoars there js a discrepancy in the calculation of Te and flow through the 36-inch
RCP between inlets CB-77 ‘B’ and CB-87 ‘B". The pipe has a proposed flow of 31.41-
efs with an overall Tc of 30.6 min from Inlet CB-73-°B’. The calculated flow through
this pipe is reduced to about half (19.27) this inflow and the Te increases from 30.6
{Inlet CB-73-'B’) 1o 7].9-min. Thus the travel time for the flow through the 137-
36-inch diameter pipe is approximately 41-min, which appears too high, Please
Clarify and address this discrepancy, Comment Addressed,

In “MyReport” under CB-77 ‘B and CB-34 ‘B’ the hydraulic gradeline (HGL) has
values of 3.62j and 10.44j respectively. .Please clarify these values as compuied.
Commnient Addressed.

A substantia] number of the proposed pipes are flowing at velocities less than the self-
cleansing velocity of 2-fifs, This may allow for the setilement of sediment thereby
creating maintenance problems, Please address. The Applicant's Engineer indicates
that due to the site elevations and downstream constraints, it is unfeastble to obtain
the minimum velocity of 2/Us. The pipes in question are within the parking areas and
are the responsibility of the Owner to maintain. As a condition of approval, a
maintenance plan shall be submitted to the Town for the regular cleaning of the pipes.
The Applicant shall provide testimony to confirm that they will maintain the pipes as
needed to provide a properly working system. Comment sddressed through
testimony at the December 16, 2015 Board hearing. The pipes with the flatter
alopes are on the Applicant’s property and they will be required to keep the
system active and maintained.

The applicant should provide the gutter spread resulls for the proposed inlets, on slope
and in sumps, It may also be necessary to provide additional MyReport that will
indicate inlets under “sag”, and elong slopes so substantiate what is shown on the
grading plans. Comment Addressed.

The applicant should address any conflicts of the proposed 36-inch diameter storm
pipe across Frank E Rodgers Boulevard and the existing utilities. The Applicant’s
engineer indicates that the contractor will be responsible to dig test plts to locate
the existing utilitics and will be responsible to coordinate with any utility
companies for utiity relocations.
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4.49. Approximately One third of the existing site is within the floodplain of the Passaic

River Zone AE (clevation 9 - NAVDSS) and thercfore regulated. The flood map is
provided on FEMA FIRM of Hudson County Panel 82 of 118, Map Number
34017C00882D, effective date August 16, 2006.

The applicant should therefore address the proposed development with respect to the
Flood Hazard Aren Control Act Rules and submit to NJDEP for approval and provide
copies to the Town. The Applicant has made a submission to the NJDEP for a
Flood Hazard Area Verification and Individual Permit. Approval of this
Application will be contingent on approvai from the NJDEP, The Applicant shall
provide the Town copics of the permits upon receipt for their records.

Sanitarv Sewer/Utility Connrections

51

5.2

5.3

54

In accordance with NJAC 7:14A-23.3, the following sanitary sewer flows are noted;
l-bedroom: 468 units x 150 gpd = 70,200 gpd
2-bedroom: 172 units x 225 gpd= 38,700 gpd
Retail Stores: 16,601 SF x 0.10 gpd = 1,660.00 gpd
TOTAL = 110,560 gpd

In accordance with NJAC 7:14A-22.4,(b).1.ii “Projects involving additional flow through
an existing sewer line of 3,000 GPD or more require a treatment works approvet for the
conveyance aspects only and may be considered under the provisions of NJAC 7:14A-
22.6” As noted above, because the projected flows exceed 8,000 gpd (gallons per day),
& Treatment Works Approval from NIDEP will be required. Applicant has submitted
TWA. Applications to the Town and the Passale Valley Sewerage Commission for
endorsement. Awaiting returned signed application. Copies of approvals shall be
scat to the Town for their records.

Per the Checklist for the Determination of Permit requirements for Water Main
Construction (N.J.A.C. 7:10-11.10):

Does the project propose new residential unit service to more than 15 realty
improvements? Approval will be required from the Bureau of Safe Drinking Water,
Applicant has submitted BWSE Applications to the Town for endorsement,
Awaiting returned signed application. Coples of approvals shall be forwarded to
the Town for their records,

Approval will be required from Passaic Valley Sewerage Commission for the sewerage
connection to their system, Applicant has submitted TWA Applications to the Town
and the Passalc Valley Sewerage Commission for endorsement. Awalting returned
signed application.
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Lighting & Landscaping

6..  The isolux lighting intensitics have been provided through the site and it seems that
adequate lighting levels are provided, in accordance with the Ordinance requirements, No
further action required.

6.2. It is recommended that a root basier system is provided for trees within 10° of any
sidewalk or curb to help prevent heaving, A detail and landscaping note should be
‘provided. Comment Addressed.

63. We defer the review of the landscaping plans to the Board Planver. Continuing
comment.

Map Filing Law

Our review of this map was conducted for plat conformance to current Map Filing Law
requirements (NJSA 46:23-9.11) relative to major subdivisions. We find the map to be in
substantial conformance with the Map Filing Law.

Environmentgl Report Review

8.1,  Werecefved an environmental report and offer the following comments:

8.L1.  Per the report, two AOC’s remain open. Testimony should be provided
regarding how the Applicant proposes to address the open AOC’s.

8.1.2.  When oll controls are in place, the site-wide RAO shall be provided to the
Town for their records.

8.2.  The Applicant should provide testimony summarizing the report and any updates since
the report was issued. Comment addressed through testimony at the Decemberl6,
2015 Board hearing. A summary of the report was provided.

Permits/Approvals

8.1 This Application shall be submitted to the Hudson County Planning Board for approval.
Applicant has submitted this Application ta the Fludson County Planning Bozrd.

8.2  The Applicant must obtain Soil Erosion and Sediment Control approval. Applicant has
provided ao approval letter,
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8.3  The applicant must obtain approvals from NJDEP, since the site is located within the AE
flood zone. Continuing Comment, Applicant is awaiting response from NJDEP.

8.4  The Applicant must obtain approval from the Passaic Valley Sewerage: Commission
System to use their system. Confinuing Comment. Applicant is awniting response
from Pasgsaic Valley Sewerage Commission.

8.5 The Applicant must obtain approval from the New Jersey Department of Environmental
Protection, Bureau of Safe Drinking Water, Continuing Comment, Applicant iz
awaiting response from NJDEP, BWSE,

8.6  Will Serve leiters shall be provided from all required ufilities. Applicant has provided
Will Serve letters from the following: Comcast, Verizon, PSE&G, and Town of
Harrison Dept, of Water & Sewers.

8.7  The Applicant must obtain approvals from all municipal and culside agencies having
jurlediction on this project.

Should the Board decide to grant approval of the subdivision and site plan application request, same should
be conditioned upon: submittal of revised plans addressing the review comments indicated above; payment
of all fees, charges, escrows, liens, taxes, etc. as may be owed the Town; posting of performance guarantees;
The Applicant’s engineer providing an estimate for the cost of improvements to the Town in order that
performance guarantees and inspection fees can be calculated; proof of all permits, approvals, and/or
waivers of such agencies having jurisdiction thereof and such other terms and conditions as required by the
Board.

We reserve the right to present additional comments pending the testimony of the Applicant before the
Board and the receipt of the revised plans. Should you have and questions regarding this matter, please

contact this office,
Very truly yours,
T&M ASSOCIATES
7
NIOS P GQ 3,PE,CME
TOWN OF N
PLANNING BOARD ENGINKER
AF:SC
Ce: Mary Galnes, Planning Bosrd Secretary

Roceo Russomanno, P.E., Town Enginess

Sugen Grue!, Planning Boerd Planner

Michael R. Pichowicz, Esq,, Planning Board Attorney

Matthew ), Robinson, P.E., Applicant's Enginear
K:\HRPB\ROT]O\Cumupoudenu\HRPB—ROTIO_PuI Board Hearlng Review.docx
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T0: Town of Hanmison, Planning Board

cc Mayor James Fife
Michael Pichowicz, Esq
Rocco Russormano, PE
Antonios Panagopoulos, PE I
Mary Gaines, Secretary

FROM:  Susan S. Gruel, PP
Chris Dochney, PP/AICP
McKinley Mertz, Associate Planner

RE: Heller Urban Renewal, LLC
700 Frank E. Rodgers Boulevard South
Block 133, Lot 1.01

Preliminary/Final Maijor Site Plan for Phase |, Preliminary Major Site Plan for Phase 1l
and Frefiminary/Final Subdivision

Date; December 1, 2015

As requested, we have reviewed the following new application materials;

» 18 page lefter from MidAilanfic Engineering, addressing previous planning and
engineering reports, daled November 13, 2015

* 2 sheet set of drainage plan drawings from MidAtlantic Engineering, dated November
12, 2015

* 1 sheet major subdivision plan drawing from MidAtlantic Engineering, dated September
10, 2015, revised Octaber 9, 2015

*  2sheet set of fruck turning plan drawings from MidAillantic Engineering. dated October 9,
2015

» 27 sheet set of site plan drawings from MidAtlantic Engineering, dated September 9,
2015, revised November 12, 2015

*  18sheet set of architeciural drawings from NK Architects, daled November 12, 2015 l

Preperty and Project Description

The site is located at 700 Frank E. Rodgers Boulevard South, directly south of I-280 and within the l
Walerfront Redevelopment Area. The large trianguiar properly, which is also adjacent to the
railroad right-of-way, is approximately %.73 acres in size and is cumently vacant, There were
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previously several brick warehouse structures on the property, however they have since been
removed. Block 133 was previously approved for a minor subdivision in 2013 in which the block
was subdivided into two lofs, lofs 1,01 and 1.02. The latter is the location of a proposed PATH
Station upgrade,

The applicont is seeking preliminary and final subdivision approval to allow for the subdivision of
Block 133, Lot 1.01 into three separale lots of similar sizes, Proposed lots 1,03, 1.04, and 1.05 will be
237 acres, 2.64 acres, and 3.42 acres respectively, The applicant s proposing to dedicate a
portion of the block to the extensions of Angelo Cifelli Drive and Fifth Sireet, which will raverse
the block and separate the three proposed lots.

The applicant Is also seeking o prefiminary and final site plan approval for Phase | of the
development and a preliminary site plan approval for Phase Il of the project.

Phase |

In Phase |, Bulldings A and D will be consiructed on lof 1.04, located in the northwest corner of
the site. Building A, which fronts Frank E. Rodgers Boulevard, is a five-story mixed-use structure
with retall and fifness uses on the ground floor and apartments on the upper floors. The building
provides a 1otal of 92 residential units. Building D is o five-story residential struciure comprised of
117 units, Both bulldings have covered parking under the building and surface fofs located in the
rear of each building,

Phase il

In Phase I, Bulldings B, C and E will be constructed; Bulldings B and C on lot 1.03 and Building E
on lot 1.05. Building B Is a five-story mixed use structure fronting Frank E. Boulevard. Buildings C
{tive-staries) and E (eleven-stories) are residential siruciures. The three buildings of Phase il will
create 431 residential units and wilt also be supported by both covered and suface parking.

All of the proposed buildings will have a mix of studlos, one-, and two-badroom apartments.
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Zoning

The property is within the Mixed Use district of the Waterfront Redevelopment Area. Retail sales
and services, wellness centers, and multi-family residential are permitted uses within the district.

MU: Mixed Use Standards
Proposed Phase Il
Required Proposed Phase | (Full buitdout)
Building Helght 4 - 30 stortes 5 stories 511 stories
Min Setback O feet
4-5" to 10'-0" 4'-5" to 10°-0"
Max Setback 10 feet*
Bedroom Mix | Min. 50% of units shall be 70% of units 73% of units
Standard studio and 1-bedroom
Max 50% of units shall be 30% of units 2%
2/3 bedroom units [2-bedroom]) {2-bedroom)
Street Level Retall Min. 80% of Frank E. Applicant to Applicant fo
Frontage Rodgers Blvd. frontage confirm - confirm
M'“'m”“‘g:;‘,’: Min. depih of 40 feet 31 feet (V) 31 feet (V)

Parking:

* 640 residential units - 1 space/unit = 640 spaces required
¢ 16,601 s.f. retail - 1 space/1000 s.f. = 17 spaces required
» 657 total off-street parking spaces are required.
»  Parking Provided:
o Lot 1.03-158 spaces (43 compact)
o Lof 1.04 -177 spaces (31 compact)
o Lot 1.05~305 spaces (58 compact)
o Tolal off-street parking - 640 spaces (132 compact)
o Cifelli Brive — 12 spaces
o Fifth Street ~ 10 spaces
o Tolal Spaces - 662 spaces
+ The Redevelopers Agreement allows for a maximum of 15 on-sireet parking spaces to be
counted fowards meeting non-residential parking requiremens,
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With the 15 on-sireet spaces counting towards meeting the retail parking requirement of
17 spaces, 2 spaces must be provided tor off-sfreet. The minimum off=street parking
requirement for the residential uses and the retail is then 642 spaces.

Requested Relief:

Varionces:

Design

Parking - The applicant requires 17 parking spaces for the retail spaces, where no off-
sireet parking spaces are provided for the retail uses.

Depth of Commercial Space - Minimum required depth of retall and other pemitied
non-residential uses is 40 feet. A depth of 31 feet is proposed for each of the corner retail
spaces along Rodgers Boulevard,

Waivers;

Sidewalk Width - Sidewalks of 11' in width are required, where sidewalks of 10" in width
are proposed for Citelll Drive, and 10" for Fifth Street,

Architectural Design ~ Relief is requested to place first floor residential sloops/stairs +/- 2
feet into the ROW along Angelo Cifelli Drive and Fifth Street.

Front yard sefbacks - All residential setbacks are required to be enclosed with a garden
wall or ornamential fencing, whereas none is provided.

Streels, Utilitles & Mechanical Equipment - Transformers and generators are required fo
be located in the Inferior of the building or vaulled underground. However, they are
proposed to be located at grade oulside the building.

Loading and Service Areas ~ Vehicular access to loading areds is not permitied along
Angelo Cifelli Drive. The applicant notes that there will be drop off areas adjacent to
bullding lobbies. There will be retail service and resident move infout occuring In rear
parking arecs.

Street Trees ~ Red Maple trees are proposed olong Rodgers Boulevard, where they are
not recornmended by the Redevelopment Pian for that street,

Streel Trees — Chenry plum rees are proposed along Cifelli Drive where they are not o
recommended species by the Redevelopment Plan for that sireet.
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Planning Comments:

General Commenis:

1. The proposed subdivision is in conformance with the standards of the dishict. No
variances will be required due to the proposed subdivision.

2. The applicant should provide tfestimony addressing the design guidelines presented in
the Waterfront Redevelopment Plan.

3. Although the retail space is not 40" in depth across the entire frontage, it appears the
applicant satfisfies the 80% ground floor retall requirement for the Frank E. Rodgers
Boulevard frontage. The applicant should contirm.

4. W is our understanding that the applicant and the Port Authotlly are cumrently
coordinating the proposed development design and uses adjacent to the proposed
PATH Station immediately to the south of the properiy. It should be noted that a meeting
was held Friday, September 25, 2015 with the Port Authority, the applicant, and the Town
fo discuss the condition. Based upon this coordinated effort, there wil likely be revisions
to both PATH and the final applicant's plans.

5. The applicant should provide testimony addressing the coordination of the development
with the PATH Slation improvements along Rodgers Boulevard.

Variances

4. The applicant requires a variance for parking as 17 spaces ore required for the
commercial uses, where no off-street parking is provided for the commercial spaces,
There are 22 on-street parking spaces being provided, howsver a masimum of 15 of
these spaces are permitled 1o be ullized to satisfy the nonesidential parking
requirement, as per the Redeveloper's Agreement. This still leaves o gap of 2 spaces
required. Testimony should be provided in support of this variance.
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7.

The applicant requires a voriance for the minimum depih of retall and other nop-
residential uses in Buildings A and B, Although parls of the non-residential space meet the
requirement, the deplth of the spaces on each end of the buildings is 31 feet. Testimony
should be provided addressing the depth of the reiail spaces, and why they connot
meet the depth requirement.

The applicant is asking for relief to permit residential sioops that extend into the public
right-of-way. If the applicant continues to propose this condition, then the applicant wil
have to go to the Town Council to seek approval of any intrusions into o public street
ROW.

Parking/Circulation

9.

10.

Testimony should be provided addressing the overall parking layout and site circulation
patterns.

It appears that the applicant is proposing art walls to function as screens of the parking
areas along Cifelli Drive. Teslimony should be provided discussing the design of these
walls.

. The applicant will require a design waiver to permit sidewalk widths of 10' where 11° are

required on both Cifelli Drive and Fifth Street, Testimony should be provided in support of
these waivers.

. The opplicant should provide tesiimony addressing the grade changes throughout the

site and how they relate to sidewalk conditions. in particular, the elevation changes
along the retalt frontages on Rodgers Boulevard, and the residential stoop areas an Citelli
Drive should e discussed,

Lighting

13.

The applicant should provide tfestimony discussing the proposed exlerior lighling,
including both the sireet lighting and courtyard lighting.

Landscaping

14,

it appears that the sireet trees proposed are spaced at the intervals recommended by
the Waterfront Redevelopment Plan.
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15,

16.

17

19,

20.

21,

22,

23.

The planter beds alongside the residential stoops on the east side of Cifelli Drive are an
appropriate treatment for an urban residential streetscape,

The applicant will require several design waivers for the proposed sireet trees. Red maple
trees, and plum cherry frees are not recommended by the Redevelopment Plan.

The Redevelopment Plan calls for either honey locust. green ash, willow oak, or scholar
trees along Rodgers Boulevard, where red mapile frees are proposed,

. The applicant proposes 4 cherry plum trees along Cifelli Drive, where the plan calls for

one of the following species of street tree: green mountain siiver linden, sweetgum,
autumn flowering cheny, pagodatree, honey locust, goldenraln iree, or katsura tree.

Testimony should be provided addressing the suitability of the proposed street rees for
each of these localions. How do the proposed species compare to the species that are
recommended in the Plan in terms of their planting and mature height, foliage,
durability, and other characteristics that may impact the streetscape?

Given the prominent location of this site jusl north of the PATH station, landscaping, in
particular along Rodgers Boulevard and Cifelli Drive, is o very important component of
the sireetscape,

It Is our opinion that the landscaping design needs o be more creative in the areas
around Rodgers Boulevard and Cifelli Drive. While we appreciate the amount of
kindscaping that is proposed., it appears that the overall design is rather haphazard. We
would recommend that a landscape architect be consuited 1o produce the concepiual
landscape design,

The applicant is propesing to plant @ considerable amount of ‘dwarf arborvitae', which is
a quick growing shiub typically ufilized as a landscaping screen. However, it does not
appear that there is anything being screened by these arborvitoe. We would
recommend that some of the arborvitce be replaced by boxwoods or other more
appropricte shrubs,

The applicant proposes 1o use cinders as ground cover within the median on Cifelli Diive.
We do not feel that this is an appropriote ground cover for this location. Testimony should
be provided addressing the suitability of cinders within 1his areq.
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The applicant also proposes several small lawn areas along Cifeli Drive. Lawns are not
appropriale ground cover In an urban area such as this. We recommend that the lawns
be replaced with either additional hardscape, or low maintenance shrubs of some kind.

Building Design/Architecture

25,

26,

27.

28

Utilities/

30.

31.

The architectural drawings provided indicate the intended materials of the buildings but
not the proposed colors, Color renderings of the building elevations would be beneficial
for the Board to develop a better understanding of the overall look of the proposed
development.

The applicant should provide testimony addressing the architectural details and
character of the proposed building and how if will fit into the neighborhood confext of
the Waterfront Redevelopment Areq.

The applicant indicates drop off areas are provided for Buildings C and D only. However,
there is also a drop off area located in front of Building E. The applicant should testify to
the need for these drop off areas,

The applicant should confirm whether or not the filness center located in Bulldings A and
E are for the sole use of the residents. if they are intended for only residents' uss, can
residents from other buildings within 1he development utilize the facllifies?

. The applicant is proposing 448 studio and one-bedroom apartments ranging in size from

831 square feet 1o 1,094 square feet and 172 two-bedroom apartments ranging in size
from 1,197 to 1,378 square feet, The applicant should confirm,

Signage

The applicant should provide testimony addressing the location of the exterior electrical
fransformers as they are not cleady marked in site plans or building etevations.

The appiicant should provide testimony addressing emergency generators and other
equiprment,
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32. The applicant is proposing rooftop mechanical equipment. Section drawings have been
provided which indicate that the equipment will be screened from public view,

33. The architectural drawings indicate signage for the ground floor retail uses. Are these
sligns placeholders or the final designs for the signs? Will there be any signs identifying the
residential bulldings’ address?

Miscellanecus

34. What are the proposed uses of the retail space fronting Frank E. Rodgers Boulevard? Is a
restaurant use a possibility? Have any potential tenants been identified af this point?

35. The appilicant has noted that trash and recyclables will be stored internally for pick up by
service provider. More detall should be provided.

36. The applicant should speak 1o how they Intend to address the sustainability/green
building design requirements of the Redevelopment Plan. Have they considered
Implementing a green roof? Has any thought been given to pursuing LEED Cerlification?

37. The applicant should provide testimony addressing how they intend to comply with the
public art requirement of the Redevelopment Plan.
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EXHIBIT “B” (2 PAGES) 2 of 2 Memorandum

TO: Town of Hanison, Planning Board

CcC: Mayer James File
Michael Pichowicz, Esq
Roceco Russomano, PE
Antonios Panagopoulos, PE
Mary Gaines, Secretary

FROM: Susan §. Gneel, PP
Chris Dochney, PP/AICP

RE: Hefler Urban Renewal, LLC
700 Frank E. Rodgers Boulevard South
Block 133, Lot 1.01
Preliminary/Final Major Site Plan for Phase I, Preliminary Mdjor Site Plan for Phase it
and Preliminary /Final Subdivision

Date:  January 13,2014

This s a supplemental review letter. For further informafion. please see our previous review datec
December 1, 2015, As requested, we have reviewed the following new application materials:

*  2sheet set of landscaping drawings from RTR Deslgns, Lid. Dated September 9, 2015, last
revised December 30, 2015

+ 1 sheet drawing of railroad crossing at Fifth Street from MidAtiantic Engineering daled
December 30, 2015

* 1 sheet drawing of sformwater crossing exhibit from MidAtlantic Engineering, doted
December 30, 2015

The applicant has provided revised londscaping drawings, as well as additional engineering
detalls of the proposed project, Qur office has reviewed the revised landscaping drawings, and
had a meeting and conference call with the engineer and landscape architect for the
applicant, who prepared the revised londscaping drawings. It is our opinion that the revised
landscaping plans are a signiflcont improvement over the previously submitted plans, and
present a coherent and consistent design that is appropriate and suitable for the site.

Based on the revised drawings provided, there will be a need for three additional design waivers
regarding the landscaping.

+ Streel trees - Winlerking Hawthorn and Redspire Pear trees are not permitied street trees,
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* Kousa Dogwood and Eastern Redbud are permitted front yard trees, not streel irees,
where they are proposed as street frees,

+ Shreet frees are required to have o minimum of 3.5" coliper, and front yard trees o
minimum caliper of 2.5" caliper. The dogwood and redbud trees are proposed as 1.5" —
2" caliper. These trees should be upgraded to a minimum of 3.5° caliper,

However, it Is our understanding thal the applicant will further ravise the landscaping drawings
lo increase the size of the dogwood and redbud fress, and replace the winterking hawthom
and redspire pecr trees to species which are permitted by the Redevelopment Plan. i this is the
case, these design waivers would not be required.

The applicant should confirm these changes through testimony at the public hearing.

We defer comment regarding the proposed Fifth Street crossing and stormwatler to the Board
Engineer.
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