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parking requirements.

2

THE CHAIRMAN: Will the Secretary please
call the next case.

THE SECRETARY: 2-~82, Elderlodge,
Incoxporated, a New Jersey Corporation, owner
of prOperty on Hamilton Boulevard known as Lots
5, 6A, 6B, 7 and 12 and part of Block 259,

located in a BC~2 and R-? 5 Zone.
s e W

3§3§°3tw8P{§}9§1°n to erect a loo-unit
six-story senior citizens housing project to
Contrary to the requirements of Section
704 and the Schedule of Requirements forfﬁho
Zoning Ordinance of the Borough of South

Plainfield. Lot size is 1 4 acres, plus

oSy St e T B AT L A

S Y N

or minus. Present usero}fpremises. commercial

building and vacant. land. o
The proposed action istSPFFé:XWFthhe

ordinance in the following particulars:

Senior citizen housing, multi-fanily housing,

specifically permitted in the 2Zoning Ordinance

of the Borough of South Plainfield. Height

B

restrictad to a 35-foot naximum height and,

P L aataal

Applicant requested an interpreta*ion of the

THE CHAIRMAN: Is there anybody
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representing Elderlodge, Incorporated?

MR. DALTO: Mr. Chairman, I have three
witnesses that I am prepared to present this
evening. There are two other witnesses who are
not here this evening that I -- two or three
other witnesses that I would like to present
and I got the impression from your last session
last month that you were intending to adjourn
this to your next ~~-

THE CHAIRMAN: You are alwost right. We

are intending to adjourn this to the next
meeting which will be the 23rd of February.
We will be meeting on the first and fourtﬁ
Tuesday. The fourth Tuesday will be
continuations where we do not finish on the
first Tuesday.

MR. DALTO: I see. I sort of gauged
my witnesses for next Tuesday, but I will
certainly work on getting them available
for the 23rxd.

The application before the Board this
evening is for a 1G40-~unit senior citizens
housing project wita Sgwgﬁygingyspaces on a
parcel of 1.45 acres of»lénd.u Thé units ara to

i
1

|
be marketed on the condominium principle which,
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“that the providing of senior citizen housing

in effect, means that each unit within the
complex will be owned on a fee-simple basis
by each property owner and they will each

own a percentage of the common elements, the

common elements being the building, the exterior

the land and the amenities in general.

The application is one for a use
variance and we will be attempting it through
the special reasons that are necessary for
this kind of a variance.

In that context, I want to point out to
the Board that there is substantial case law,

developing case law, with respect to the fact

is a_special reason for the granting of this
type of variance. 1In addition, one of the
zoning purposes -- and that's set forth in

N.J.S.A. 40:

Sﬁ??' is to provide for senior
This is one of the purposes of zoning
and, as the Board knows, the special reasons
that the statute speaks cf are those reasons
for zoning generally.
The casa law that we will be relying on

and 1 will give the Board certain citations and,

.
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I guess, I'm directing them to Mr. Lane, but
I will give them to the Board at this point,

Taxpayers Association of Weymouth v. Weymouth

Township, 71 N.J. 249; Shephard v. Woodlawn

Township Community and Planning Board, 71 N.J.

230; DeSimone v. Greater Englewood Housing

Corporation, #1 - %6 N.J. 428; and Weiner v.

ZOQing Board of Adjustment of Glassboro,

144 ¥.J. sSuper. 509,

MR. LANE: Excuse me, 5097

MR. DALTO: 509.

MR. LANE: Excuse me, Mr. Dalto, #§1 
any of those cases subsequent to the revision
of tha municipal Land Use Law including senior
citizen compunity housing?

MR, DALTO: Weiner is.

The one quote from the cases I would
give the Board the benefit of is as follows:

"This Court accepts the beneficial
public welfare purpose of eﬁcouraging housinq

et gAY

for senior citizens and the prOpriety of such

et ..
i St 55 g3

a uge as a permissible grant for a speclial
reason variance."”

80 that you have within the context of

that citation the indication that senior citizeﬁ



- FORM 2046

PENGAD CO.. BAYONNE, N.J. 07002

10
11
12
13

14

16

17

18

19

20

21

22

23

24

25

Qggibr citizen housing, we will be relying on

15

6

housing, and encouragxngit _per se, is a

e A WY SN e, £ A B A 1

spacial reason that can establish the hasis

e

for the grant of that type of variance. In

addition to the special reason of providing

the fact that this particular property is
uniquely and particularly suited to the type
of use to which we intend to put it and that
it is probably the most appropriate use of the
site,

We will rely on thg fact that there is
a naaed for such housing within the couuuéity an
that providing this particular facility ﬁs wiil
be serving that need. Obviously, the final
negative criteria that we must show the Board
is that there will be no detriment to the
public good.

We want to point out, not only will
there be no detriment, but that the granting
of the use will act&ally result in a benefit by
eliminating obsolescent huildings and by
providing a use in a particular arsa where
it's best suited to accompliah a particular
result.

with that introduction, I'd like to
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present my first witness, Mr. Robert Strong.

MR. LANE: Mr. Dalto, before you do, I

-

have to do my job.

Mr. Chairman, the Affidavit of Publicatipn

and Notice are in order and while Mr. Strong
is coming up here let me address myself to
one or two questions to you, Mr. Dalto.

The portion of the statute ~- the
purposes of the action that you cited before
raverts to, and you quoted it corractly, as
being "Senior Citizen Community Housing
Construction.” The word "community” is vﬁ:y.
very c¢bvious thera. Do you have any either
legislative authority or case authority to
establish that the present application falls
into that category? Obviously, that is not
defined. I seen the definitions portions of
the statute. That's not defined.

MR. DALTO: We do have a witness who's
among the three witnesses I hope to bring
before the Board at your next session who
will go into detail on that aspect of the
application.

MR, LANE: S0 you will be estaklishing

or attempting to establish that by testimony as
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ROBERT

opposed -~

MR. DALTO: It will not only be
testimony, it will be statute and regulations.
The witness that I'm talking about is a
witneass who's within the Division of Aging.

THE CHAIRMAN: Mxr. Dalto, before you
introduce your next witness, would you state
the principals, owners, stockholders of
Elderlodge, Incorporated?

MR. DALTO: I submit the principals of
Elderlodge, Incorporated as being Harxy Pppik
and Eugens Moretti. They are both stockh?ldozs
in excess of ten percent. |

THE CHAIRMAN: Thank you. You may go
to your first witness.

MR. DALTO: Mr. Robert Strong., Did
you want to swear him in?

STRONG, sworn.

THE CHAIRMAN: State your name and
address.

MR. STRONG: /My name is Robert Strong.
I reside on Queens Road in Mount Alry, West
Amwell Township, New Jersey.

THE CHAIRMAN: You have been hefora

this Board, have you?
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MR. STRONG: Several occasions.

DIRECT EXAMINATION BY MR. DALTO:

Q Just briefly, Mr. Strong, for any new members

of the Board, what is your profession?

A I ama profensionalwp;gnning_ggd %29?“9 qpngultant.

I hold a licengse issued by the State of New Jersey and have

for quite a few years now.

Q How long have you been engaged in the professiﬁn
of planning?
A Twenty~-six, twenty-seven years now.

Q As a matter of fact, on one occasion were you

involved in the zoning ordinance for the Borough of Soéth.
Plainfield?
A Yes, back in the, I guese, the 1960's and the
taviatons that were conducted by Community Planning Associatic
Herbert Smith Associates. I was actively engaged with that
firm at the time and participated in the work done here in
South Plainfield.

Q So that you're personally familiar with the
Borough of South Plainfield?

A I am.

Q Mr. Strong, did you at my request make a study
of the particular property and the application which is
before the Board this avening?

A Yes, I did.

DY ,
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‘A The site is located on the westerly side of Hamilton

site, two oz which are commercial sttuctures o! marqinal

constrnq:&gn. There is also a very sound two~fam11y i

Strong -~ direct 10

Q And for what purpose?
A The purpose of my report was to prepare, really for
the Bo;:d of 2djustment, a planning and zoning evaluation of
the vaf!ous ramifications which would be involved in the |
application which is before us.

Q And would you, for the purposes of identifying
the site, describe the site itself?

Boulevard, essentially at its intersection with South

Plainfield Avenue in what was originally the Central Business

District of the Borough. e
8o far as the tax map and the lots are concnrno&.”it
is located in Block 259, It consists of Lots 5, 6&, 6B, 7
and 12. The property itself includes a total of 1.45 acres,
some 63,500 square feet. It has frontage of 305 feet o;wmw
Hamilton Boulevard and essentially, runs through the block
to the bridge. With the exception of any slope backing area
of the ramp, the property is essentially level, essentially
at grade with Hamilton Boulevard. Lakeview Avenue to the reary

is elevated in the area of the site abcut 20 to 30 feet
above that grade.

At the present time, thare are three structures on the‘

R
- R e e

dwelling qggggpjg;oparty. {



- FORM 2046

PENGAD CO.. BAYONNE., N.J. 07002

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Strong - direct 11

If this is approvcd,_:}; o!ighe gg:quurgs wpuld
be removed. J
e Amm——S

Other than this, there really are no other phyesical
chaxtct.ristics of the site which are really pertinent to
the application. There are no streams or rock outcroppings
or anything else of that nature that might affect the
application. There is public weter and public sewsrage
service available at the site.

Q Would you describe briefly, and generally for
the Board, the proposed development?
A Yas, The development is to consist of a six-otery

stxuctnze, a single huildinq containing 100 one»boerOH

e e son oA A

condnminium apartment units restricted to occupancy by

senicr citizena of 55 yeaxs of age or morae. The building

A T A 3 e Y AT BAS s T TS PRSI 4 G £

itself is an L~sh¢ped structure with the twe longer faces
facing Hamilton Boulevard and the southerly property line,
which is that sxposed to the commercial development in the
area.

At ground level, the structure occupies 14,600 aquare
!.et and covers about 34‘qugg§§“og the aito. The 100 units

e e e

in the structure are all identical, all one-bcdroam units,

Seetestegs ARt i A ST Ay

They consist of a kitchen, a living room, a bedroom, and a

an interior space of about 750 square feet.

The access on the site is through a single driveway at

bath. Each have a private balcony of about 35 square feet and

|
{




- FORM 2046

PENGAD CO., BAYONNE, N.t. 07002

10

11

12

13

14

15

16

17

18

19

20 |

21

22

23

24

25

with access to a surface parking area directly in front of

Strong -~ direct 12

the northerly side of the building which would provide

access into a parking area for 50 parking spaces together

the building. All egress would occur at the southerly
property line, essontialiy at a point opposite South
Plainfield Avenue.

As 1ndicatcd, the development is condominium. Each
unit would be owner-occupied, and at least based upon the

current estimates of construction cost, it's been projected

the salal prico of the units would be in the 355 000 to

e R R

$60, ooo _range.

O

We feal that this would bring the units within Ehi.‘

reach of modarate 1ncome familias, which I think is consisteng

LT

with the °h‘r‘°t°£m3£m§9§§a~£;s;§£$ﬂlﬁ@gnd is in keeping
with the intent of the application here to at least give

occupancy preference to present residents of South Plainfield.
Q Would you descrilbe the area surrounding the

subject site and, specifically. the applicability of those

conditions to the site itself?

A Yes. In this site -- this area, there is really a

e P A AR AR R AT

mixtnr. of primary residential and ccmmercial uses. I

RSP

suggested earlier the aite in general is teally in part of

what wag cgiginally tha cGntral Businasa District of South

prropars

Plainfield, which has somewhag ;ggghgﬁ%g Ecint of “stagnation

R A AR A A

-*«».._

in terms of any growth and development. Immediately to the

i S AT
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Strong - direct 13

north of the site there are three residential properties
within the same block and then proceeding north towards
Main Avenue. We essentially have a fairly substantial
block of essentially resideantial development, residential
use, until you reach Main Avenue at which point you hit
pretty nmuch solid commercial use; the former Shop-Rite
buflding together with a mixture of public and commercial
uses.

To the east of the site it's predominantly commercial
development. Of particular pertinance, directly across the
:Eﬁﬁﬁﬁwi' the former, I think, Queens City Savings building

which is now operated by the Borough as a senior qit;siht

center. That is immediately across Hamilton Boulevard
from the aite.

Going up South Plainfield Avenue there are a series
of relatively small commercial uses primarily indicated,
day-to~day retail and service needs of the surrounding area.
Thers are several restaurants, a number of barbar and beauty
shops, gas stations, a number of other ancillary activities
at the intersection of South Plainfleld Avenue and Front
Street. There are other restaurants, the Arthur Treacher's
together with the Drug Fair. The most significant lacking
is, in terms of a substantial food market in the immediate
vicinity, there ls none at the present time. Although, I

have heard rumors there apparently is some interest in
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Strong ~ direct 14

reactivating the Shop-Rite prbporty into some form of food
outlet, I thiﬁk perhaps the presence of an additional 100
units that are proposed by this application would perhaps
Ptoviﬁo some stimulus to that kind of facility being
provided in the area.

Other things which I think are somewhat pertinent to
this application is the Spring Lake Park project of
Middlesex County which is essentially about a quarter of a
mile north of the site, on the northerly side of Main Avenue.
That facility, according to my understanding from county
officials, is now on the verge of being put into !inalﬁap

design and put out to bid. Construction should atart‘iypktly

]

Apparently that has been some long time in coming, butxit"
is finally down to the point of approaching construction.

I think those are the major pertinent items.

Q Could you have an opinion as to what the impact
of the Spring Lake Park facility would have to this particular
site and this application?

A The Spring Lake site, as it is to Le developed, I
thiﬁk; will provide a facility that is particularly pertinent
&nitha'davulopment on this site. The nature of Spring Lake
Park is that it is going to be predominately a passive-type
rocreation facility. This parcel of property is such that
there is simply not room for a football field or a baseball

field and that kind of recreation facility. There will be
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Strong -~ direct 15

primarily walkways, a small playground area, a few
basketball courts and things of that nature. The type of
recreation facility that I think is pertinent to a senior
citizen pzoject as we hope to have at this facllity.

Q In your research for your appearance this
evening, did you make a study of the planning and zoning
regulations applicable to this site and the Borough in
genaral ?

A Yes, I did.
Q Would you dascribe those?

A Well, taking the planning situation first, the Masterx

Plan of the Borough of South Plainfield was adopted in

Ay I

of 19]8. It was a full com

>rehengive. revision of.the prior

Mastexr Plan which went back to 1973. The land use element
of that HMaster Plan did include, specifically, two sites in

B

the Borough for égsignation of sen}q; citizen housing. There

wasn't a great deal of descriptionmaf-the analysis of the
need, but to quote from the report, "The areas were set aside
in recognition of the special needs of the elderly, many of
Uhﬂl.ﬁiith!r desire or arexable to maintain a single-family
hnnt;‘-‘fhat is about the major quote that pertains to those
proposals.

The sites that were proposed on the Master Plan; one
was in the southerly portion of the Borough on the westerly

side of Fleet Avenue. A second was on the zpandoneq Front
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| citizen communities listed in the ordinance, and what

paragraph 59 under that, on page seven of the ordinance book.

Strong - direct 16

School property which is located about a hundred and
£ifty feot from the sita.

Collectively in the concept of the Master Plan, those
two sl£at would have provided for between 200 and Boo'senior

citizen apartment units. 50 apparently at the timc of the

1978 plan, the Borough Planning Boatd conceivod 200 to 300

S .

units as a reasonablc basis zor immodiats hcuaing needs for

R

scnior citi:cns 1n tha Botouqh. The Master Plan did make such

ERRETTR A TNy

a pxoposal, Tha subscquont zoning requlationg 4id not

incorporate thoge. Rropea.

S

8, at least in their final form.

It would appear that at some point in time in the preparation
of the ordinance they were including the definition all
senior citizen communities still present in the ordinance,
but the term is not asked anywhere that I can find beyond tha

It would appear, at any rate, that some point in
time there was need to define the term and whatever went
into the ordinance after that got dropped out.

Q Spacifically, what is the definition of senior

section are you referring to?

A That is included in SQction 104 2 and then sub-
"‘M

TOrRRSL TS

24 555 years of age.

It simply defines a community where the inhabitants exceed

Q And in this instance, the qualifying age will
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ia includnd within the OBC~2, Cantral Business District Zone.

Strong ~ direct ’ 17

be 55 for residents.

Will you continue.

A As a consequence of the 1978 zoning ordinance, this

prcperty was divided betwaen two zoning districts. The

a4

frwntaga alonq Hamilton Eoulevaxd. roughly about 25 feet,

The reax cf tha parcel, which 1s _roughly half of it, is

includod in an a~7.5 Rnaidantial District. The frontage, the

e

OBC~2 Zone, permits one and two-family dwellings, a rather

wide variety of retail and service businesses, parks,
schools, assembly halls, theaters, and public uses.

The R~7.5 Zone permits only one-family dw.llinqéﬁylu'
parks, playgrounds, professional offices in homes and ﬁomi
occupations.

Needlass to say, neither of these includes senior
citizen housing and as a consequence, the use variance is
required for this proposal.

I compared the requirements, the quantitative
requirements of both the R-7.5 Zone and the OBC-2 Zone %o
1thc development standards as proposed on the gite plankwhich

is before you. There are no violations of either zone at

SIS e Ao

i

any point on the plan othar than tha use wh;ch va ve talked

IR

S

about_and the height of the building.

The six-story height would not be permitted in either

zone, but in terms of asetbacks and all othar quantitative
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'your testimony here this avening?

Strong -~ direct 18

restrictions of the ordinance and things of that nature,
each one of the requiremsnts is met and, in most cases,

substantially exceeded.

Specifically there are three variances or three

determinations which are required of this Board in reviewing

the plans.

Pirst of all, to permit the multi-family dwellings

et e A

or senior citizens where only one and two-family dwellings

are permitted and the second is to permit a structure with

R E—

a\ggight of 56 feat where a height of only 35 feet is

permitted, and thirdly, to pxavide an intarpretation of

O
24 ek g i AN . B

the ordinance whera it 8 silent to require not more thnh 50

T A Y

off street parking spaces for this proposal.

T TR e

Q Now, would you give the board the benefit of

the planning and zoning activities which form the basis of

A All right. Well, primarily this really concerns the
uge variance.

As indicated initially, the prcoperty is split between
two soning districts. The only use which is common to both
zoning districts is one-family residential dwellinqs._;ﬂlm
the site were to be developed strictly in accordance with
what ‘would .appear to be thé‘intert of the ordinance as being

e

commercial along the trontage of hamilton Boulevard, the

poasibility of the rear port1on of this parcel being daveloped

Nt oA e — et \
i T g s § o e AT |

|
i




- FORM 2046

PENGAD CO.. BAYONNE, N.J. 07002

10

11

12

13

14

15

16

17

18

19

20

21’

22

23

24

25

Strong -~ direct 19

for one~family homes, then the physical circumstances border
on the impossible. It would almost appear that the map read
< it
that Lakeview Avenue would be an accessible means of access
to the rear portion of the property, which is simply not
true. The only means of gaining access to the entire site
is from Hamilton Boulevard and so to utilize the rear of the
site for residential purposes would require passage through
the commercial zone and the commercial uses on Hamilton
Boulevard in order to reach what would probably be two small
parcels in the rear.

I think the likelihood of that ever occurring hqgﬂ;rn
on nil. i

The alternative would bhe to a@&gﬁgﬁwfﬁfwégvclopnnnt

ogwghg_engirg;gggggggy Ec: ene«familyﬂresidances. One-

family residences are permitted in tha OBC-2 Zone and they
are a permitted use, of course, in the R-7.5 Zone.

I attempted just to see how that would work out. It

would require the installation of a very short road off

\Hamilton Boulevard to give gome access and a maximnm four

%

' 1otl would be carved out of the property for residential use.

| I think, given the general circumstances ¢f the area,
the significant influence of commercial development and the
adjoining property, the Lakeview Avenue ramp property, to
theocrize on the possibilities of that quantity of individual

residential units baeing constructed on the site, after
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Strong - direct 20

improvement of additional roads, is just extremely unlikely.

80 that then in the present circumstances, it would

appear that the only really viable use is the abandonment of

the rear and the utilization of the front for the commercial |

9urposeu. At the same time, look around that business area.

It's rather obvicus that there has been very little new
construction and new development in the area in some
considerable period of time. From appearance, it would seenm
that the Arthur Treacher building is probably the newest
construction in that area and it would certainly apé.ag to
date, back at least a decade or so, that the markngihgééiiihik

site for commercial use at the present time, I t“*n*;Néauig*

TR e

Thera are saveral parcels of land in the zone which

[

L L G e .
e S

are not utilizad anﬁ face a similar pxoblem. The essence

e G L5 i

of all this is, really, that there is a very difficult

situation in finding a reasonable use for this property that

is consistent with its location, consistent with the Borough's
soning scheme and, at the same time, one which is feasible. ;
i,zcal that which is proposed here for senior citizen
housing represants one of the few available alternatives that |
could make constructive use of this site to put it into use
in the Borough and cause no detriment to the adjoining area.

It anhances it to some degree.

Q In conjunction with your testimony here this
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.transportation.
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evening, did you cause a study to be made of the neads of

A — .
o

sanicr citizen houaing in SOuth Plainfiald specifically?

e e M 0 S A i

A qu. I did.

Q Would you give the Board the benefit of your
findings with respect to that?
A To the degree this type of evaluation is probable.
I'll be the first one to admit in any community, establishing
a wall—-defined need for housing for a specific group, such
as senlor citizens is, at best, kind of a subjective judgment

What we really can attempt to do is to determine
whether the general circumstances in the cammunity}arofguch
that the probability is that this kind of housing wbulj?h.
readily accepted by the residents in the community and‘tb;
surrounding area.

The essence of much of this is that senior citizens
who do have some very specialized housing needs which are

not consistent with the housing needs of families that are

The senior citizen tends to be a2 much less molile
poraon z»"l‘hey drive less, if they own cars at that age, They

do most of their moving around either on foot or on public

Their needs in terms of specific housing changes

considerably. One~story buildings become a problem for them.

*
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Considerable amounts of maintenance become a problem for
them.

The situation which has developed in New Jersey and
nationally in the last several decades is that there simply
1s not a supply of housing available which is more directly
suited to the nseds of this growing element of the population
Something like two~thirds of the elderly pcpulation in New
Jersey are homeowners. Host have found, however, that their
fixed incomes at that stage of their lives, in combination
with inflation and the effect upon taxes, maintenance costs,
utilities costs, things of that nature make home ownership a
very difficult situation for them. iv )}

‘~Rationally we determined that more than 75 percént d!
alderly-occupiad homes were built prior to 1940. That is
probably not too far off here in South Plainfield. Much of
that housing built during that period is particularly
inappropriate to the housing needs of senior citizens today.
It tends to ke costly to maintain, it tends to be unsafe in
terms of its construction characteristics, it tends to have
many other problems which senior citizens can no longer cope

with.

The elderly, generally, are looking for smaller units,

units which are ecasier for them to maintain, units in which
they can maintain their friendships and associations in the

comgaunity and one in which they can move about more freely
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and over and 6.8 percent of the Borough population was aged

down to three.years, hased upon the age distribution in 1980,
there would be, roughly, ﬁnothe:w932_QegqqnsyigmgggngEOugh
who would reach ags 53.and become potential resi&ants"ég«-

this project.

figures into households and determined that the present

or composed of persons over 55 in the Dorough is 2,548;

that's roughly 40 percent of the total households in tha
Borough. ‘

initially potential residents of this project.

need hers in South Plainfield. The szaenior citizeans of South

Plainfield, in general, have essentially the same

strong - direct 23

than they might in their existing accommodations.
We looked at particularly the populatiogwgf South

Plainfield, Ve just recently cohtained data from the 1980

census of population and determined that about 18.8 percent

of the Borough acpulation, now 3 855 pexsons were age 5%

AU g s

65 and over. This, in effect, would be the segment of your

community which would be the primary demand for this

housing. Within the next Eivn years frum the census, now

P T i i

ik

Vie went through some conversations of those population

number of houscholds which include “hs head of households®
.

vavre

R

e VT SR

Thay are covar age 55 and they are persons who are

That, I think, pretty clearly documents the pProspective

characteristics that senior citizens do throughout the country.

i
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They have the same problems, the same desires. I have no
doubt that if this were built, that it could be marketed
twice over to local residents who would be quité desirous
of finding a more desirable, more affordable, place to live
within their community aﬁd in close proximity to the things
that they are familiar with and have that as a place to live
out the rest of their llves.

Q Dié you make a determination of the percentage
of owner~occupantslin the Borough at the present time?

A At the present time, the owner occupancy of SOuth

e

Plainfield is over 90 wercent and I think,_amcnw senior
citizens it is ptobably evaa.hiqher than that, nrobably in
the 95 percent category.

Q and did you make a generalized study of the
property values and relate that to the feasibility of a
senior citizen purchasing one of the units in question?

A Yes. The feasibility of this venture is dependent
upon the economic ability of the resicdents of the Borough
being able to invest in the units that are proposed here.
As I indicataed, the vast majority of local senior citizens
are homeowners, assuming that South Plainf ald has a very
conalstent average hOMﬂ valuw, geuerallf iﬁ the $70 009 to
§8a, 0§§%£angg without a let of deviation from that _range.

So taking that as a gencral condition and assuming

that the senior citizens in most casas would own those homes
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| whatever forms of income they may have, much freer from their

Strong ~ direct 25

fres of mortgages, having resided in there for some

considerable period of time and that the sale of that house
which would make available the house to younger aléments of
the population which those homes are better suited for; would
enable movement and outright purchase of a condominium unit

free up. In most cases for those people, anything from

$10,000 o $20,000 in effect, cut of their present hame -- |
even if thay invested in C.D.'s at current vields today could
produce an additional income for these people which is one

of their problems.

This, in and of itself, would probably carry most of t
carrying cost which would be attended to by their océhplncy
hare and leave their other sources of income, as they may

be social security, whatever pension they may have,

normal living costs. It could free them from the obligation |
that they now have to invest much of that money into the
maintenance and operation of their one~family dwelling.

Q Do you now indicate that based on the 1980
éinlus giqures in South Plainfield that approximately 2,400

families have senior citizens? Have you projected what, if

the

any of those 2,400 families would seek or desire this type

of housing?

A ¥Well, the one standard that there is in the field and

which is promulgated by the Department of Housing and Urban
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Developrnent.

"Market analysis requirement for senior citizen

housing,* that is, that the general need for local and

nadattta incone housing in the community and 1t is equal to

In South Plainfield this would aquate to routhy 240

e om0 AR e Mt

tcn percent ot thn population over 60 years of age. 3
l

AR NN M e i1 4

units as a minimum need. for senior citizen housing.

MR. LANE: Excuse me. Mr. Strong, was

‘that population over 60 or 65?

MR. STRONG: That standard in narticular

MR. LANE: Sixty?
MR, STRONG: Yas.

MR. LANE: I'm sorry. Go ahead.

PENGAD CO.. BAYONNE, N.J. 07002

hera are really a modest beginning towards a need by RUD

standards that would measure up to 2490 units. A nead by
the local planning board's judgment of several years ago.

l

|That would be two and three hundred units as a very substantial

) ||ucleus of local residents who are senior citizens.

If only something like five percent of these house- 5
holds existing in the Borough would find this particular }

onzm of housing attractive, it would fill up the project
with no difficulty.

|

|

s ’ |
] .

[

|

|

|
| | |



. FORM 2046

PENGAD CO.. BAYONNE. N.J. or002

10

11

12

13

14

15

16 |

17
18
19

20

21
22

23

24

25

Strong - direct 27

Q In your experience, are there any specific
planning criteria which make a particular cite particularly

appropriate for senior citizen houaing?

%vwm\,

A _ xgg there are a aumher of factora that are normally

e

considered in revealing a particular site for senior
citizen housing. I gave consideration to the specific needs
of senior citizens for facilities and servie;s in locations
with these residents and initially, in_gfgﬁiﬁigxmggwgypppinq.
In this instant case there is, I think, a good variety of
commercial facilities in close proximity to the site with
the single exception that I mentioned of the food :ﬁorg,

of either the convenience-type, or scmething of that nétkr.
that could take care of the daily needs of these p#apie,

but there are facilities, there are drugbfacilities and
restaurants, there are barber and Leauty shops and a number
of other features that are all within close walking distance

of the site.

SQcondly, the availability of public transportafion

and cur investigations have indicated that in and about this

site of Hamilton Boulevard, Main Avenue, Lakeview Avenue and

which is available in South Plainfield is concentrated. This
Prlies both to local service bus routes and to New York bus
routes as they may be appropriate. Additionally, and not to

overlooked, is the fact that a local taxi company has its

Oak Tree Road. The major concentration of public transportation

1
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office within a few hundreéd feet of the site which would be
a very convenient facility. There are t:g:::iﬂg&gggges
within close proximity, within walking distance of the site,
which is an important consideration for senior citizens.

There are zgg;aationl{gg}li;;gg, meaning, in particular,

the senior citizens center, which is directly across the
street, I think the presence of this housing facili;y would,
perhaps, even enhance the utilization of that facility beyond
that which goes orn there today and redevelopment would
elaborate programs of thie nature that I have seen in other
communities. Additionally, from the standpoint of just
nornmal passive recreation facilities, the pzasanci of s;rinq
Lake Park, which should be in construction by next year, I
think, would satisfy that need rather well.

ﬁed%g&}wggrg;‘rThere are a number of medical practices
in the 1m§ediate-;rea. a hospital sexrvice. Of course, this is
Muhlenberg which is only two miles away from the site and
it's that type of facility. It is in relatively close
proximity. Additionally, the rescue squad, which is located
within a very close distance from the site, as well as the
borough police headquarters are in a location within close
proximity of the site. These are all services from time to
time that are needed in projects of this nature, so that

taking all of those things into account, I think the site

stands up fairly well and probably is superior to most other
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locations in the borough that might be considered for such
housing.
Q 1£ you would thon focus on the second requelt

for variance, namely, thc building haiqht, would you tell
the Board how the use itself generates the requirement for
the variance required for height in this instance?

A Okay. Pirst of all, the basic type of project within
the senior citizen aspect of the project wvirtually dictates
that a minimum size project be at least 100 units. To
attempt to develop the araa as condominiums, whether it be
for senior citizens or not, whether it be condominium

units or rental, at a lower scale would generata coiti .
which would not be consistent with the number of unitl |
involved. So we have to start out pretty much with a base
of 100 units. To go on a 100 unit structure and stay
within the height restrictions of the zoning ordinance would
cause, as is not uncommon in certain areas in the State,

& much higher building coverage in order to keep down to a
lthreenstory height which might be permitted in the ordinance
This would, of course, be much more consumptive of the site
and 1q‘combination with off-street parking would virtually
consume the entire site and reduce scme of the amenities
that are provided for on the site at the present time.

At the same time, particularly, with respect to senior

citizen housing, and here again, there are differences of

ROIETC I
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the presence of Lakeview Avenue to the rear of this building

which will serve as kind of a packdrop ©f some 20 or 30

Strong ~ direct 30

opinion, but the general opinion which is the majority
opinion at the moment seems to be that senior citizens prefer
mid-rise structures to low-rise structures for reasons of
tocutity<lnz access and certain additional privacy factors,
things of that nature that they might not find in a mid-rise
structure and you won't find it in the more typical low-rige
apartment-type structure,

S0 these factors taken in combination with the greater
desire by ssnior citizens for mid-rise structures, virtually
dictate building to a six-story height. Also to develop
a structure on the site that is consistent with all othhese
consicderations. At the same time, and looking atrthizﬂ 3

~

surrounding envirconment, there are a number of other structures

s e B

in the surrounding area which, at least, appear to exceed

o S TR

the 35-foot height limit. Included is the former elementary
school, portions of the Baptist Church steeple, and I know
the theater building is in excess but I couldn't quite

measure it, but that's in excess of 35 feet and in addition,

feot will tend to reduce the apparent height of the building,
So, I think, a six-story building as proposed here can be
readily accommodated on the site and not appear to be out
of context with the area and would be consistent with other

things that exist in the area and will be beneficial to the
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people that will occupy the structure.

Q As a planner, Mr. Strong, you are familiar
with the special reasons that are required for a use
variance, is that correct?

). I am.

!

Q Do you £ind any of those special reasons

1nherent in this paxti¢ular project?

A Yes, I do.
Q Would you describe those for the Board?
A Well, first of all, as I stated in the introduction,

R B,

cne of the specific statutory purposes of zoning is to

encourage senior citizen community housing. I think by

the very nature of this application that statutory purpenc
would be specifically promoted. This would encourage 100
senior citizen housing units in a community atmosphere.
Secandlg, I think the yrogerty itself has a unique

g%

characteriatic and is uniquely sited to such a degree that

it w111 provide sufficient spaca and appropriate location

st i R AT T

for & spacific residence use which is not otherwise

poTe— L

- provided for in South Plainfield. Thirdly, the density

which is proposed here, 100 units on approximately an acre
#nﬁ a half, I think given the character of the housing and
thé occupants appropriate population concentration, that

will contribute really to the well-heing of these persons,

the senior citizens, that will occupy this structure.
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‘Pourthly, I believe there is a strongly indicated if not
timemm——

Strong - direct 32

damonstrate& naodmgg:mauaiemmoiaiaen housinq in South !

Plainfield and that approval of this application will

assist in guiding appropriate development of land in a

manner that will promote the public health, safety, and
general welfare of the Borough's senior citizens. Fifth,

I think the particular property can be considered particulat

TR

Rt )

well suitad fox proposed use of the senior citizen housing

s AN s

because of its unigue location and at the same time, would
fulfill a public need for providing a form of housing which
is not available in the community. Finally, I bciiOVG

S

that the proposed development would be without dctr&:s?t

to the surrounding area in South Plainfield. I think the

development as proposed would, in fact, benefit the

aurrounding area by utilizing a site which is now vacant

s inpe AR

land and some obsolete commercial buildings and put it into

a viable use. I think the presence of 100 units of senior
citizen housing in this location will increasa the prospects
of 9raservaticn of the former Central. Buaingss Di;;§ict.

at least in its present form, and will aid in bolstering the

present business establishments that are still found in that

ly

arsa. I think that constitutes this special reascn.
Q In your opinion, would any detriment to the
public good or the intent ané purpose of zone planning and

zoning ordinance result from the granting of this particular
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application?
A Ho, I can see no detriment to the public good nor
6¢n I see any detriment to the intent and purpose of the
zone plan. Essentially, the circumstances of this property
are such that if this application is granted it would not
precipitate other substantial changes in zoning that would
be inconsistent with the general zone plan of the Borough
and, in fact, I think it would enhance the zone plan and
presarve the future of the Central Business area.

Q Mr. Strong, for your testimony here this

evening, did you prepare a report which summarizes your
NN . B

™.

testimony? %% | ;
A I dia.
Q And does that report‘ét
A It is. kﬁ
Q I'd like to submit this téxthe Board for the

Board's perusal.

RN
S
1

MR. LANE: 599_33ﬂ¥3?g;§h9§m9#¥ked A-1.
( Report  ©f planning considerations
received and marked Applicant‘'s Exhibit A-l.)
Q In your written report, Mr. Strong, there are
a couple of exhibits. Wwould you just, briefly, describe
for the Board what those exhibits are intending to depict?
A Exhibit 1 which 1 mentiocned briefly is a comparison

of the quantitatlva raquirements of an R-7 z2one, the OBC-2
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zone, and the standards which are proposed for this property.
In terms of lot area, lot width and so forth, exhibit 2
is a simplified table showing the age distribution of the
population of South Plainfield as of the 1980 Census.
There is alsoc a map exhibit which shows the location of the
property and the utilization of most of the properties in
the general vicinity including most of those I have talked
about in my testimony.

MR. DALTO: I have nothing further,

Mr. Strong.

MR. LANE: Mr. Strong, would you

gt g R T T B 1,

?}?PP%?YNth&QWA&mlgu:QQQQMQng$modoxnteé
13¢9@gﬂgsgsing?

MR. STRONG: Moderate. "1

THE CHAIRMAN:"I‘havévéﬁe quesation
concerning the report. I know for myself I
would like to have some time to read this
through.

MR. STRONG: I have no problem.

THE CHAIRMAN: I know there was some
gtatistics I would like to read.

MR, LANE: Mr, Strong. I°'d like to ask
you a question about the parking.

MR, STRONG: Certainly.

MR, RYNO: I think you are going to he
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gualified as one that is going to appear before
this Board to answer questiona about parking.
As a professional planner, do you know how
-~ do you equate 50 parking spaces to this
site?

MR. STRORG: As a professional planner,
I think it will be more than is needed for the
100 units. As a general proposition, I think
the general utilization of the parking lot by

the occupants is asgsuming we don't get parking

in the lot from other situations. This VQQIG

&

be in the 30 to 40 car range. R

MR, RYNO: Are you saying that the
average senior citizen doesn't own a car?

MR. STRONG: That's correct, not the
average, but the incidence -

MR. RYNO: Most of my friends own two
cars and they are no different than me. Would
you say it is a fair assumption to say that
a single-family dwelling requires two parking
spaces? Now, on the basis of that I would
think that 100 units, single-family units,
would require possibly 200 parking spaces?

. MR. STRONG: Pirst of all, the typical

senior citizen household is not two people.
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Fully half of ths sanior citizan houscholds

are sinqlo peopla. Of that group in particular,

e e

e it A

roughly 75 percent are single females. The

oy

| vast ‘majority of those do not own automobilas.

hi
SR s gy TSR e ot S 45 o

They are beyond the point of bainq interested
in driving or automobiles. There was a study,
the only really extensive study I know ~-

I have done a lot of observations of specific
inci&encaa, but to make a»full-blowﬁ study

of a major quantity, the only one I know is
one that was done by the State Division ot
Aging back about seven or eight yeaxs ago
which would have heen at a point in thmt
where automobile ownexship was probably &t &
higher level than it is today because of the
lesser expense involved in owning an
automobile. Gasoline costs, insurance costs,
not to mention the purchase price of the car
itself. In a study which they made of some
3,070 moderate and middle~income housing units
the average utilization of parking facilities,
and these are in New Jersey, was 31 percent of
the number of units. In lower-income housing,
which is not really applicable here, it is

less than that. The Division suggests a

r
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agfadard of 35 to 45 parkinq spacas per 100
units We hava 5C.

Just in the last couple of months I
maintained my home in West Amwell and a

small cffice in Lambertville. There are two

senior citizen housing projects in Lambertville,

one of which I go by on a daily basis. I just
made a point last month in driving past those
two facilities that one is a low-rise l4-unit
garden apartment~type of arrangement. It has
14 parking spaces. I have never seen --
excuse me, it has 21 units, there are 14
parking spaces. I have never seen mo:t than
seven vehicles parked in this lot from 7:00 a.
in the morning to midnight. I have seen it
as low as four. The other building is a
four-story mid-rise consisting of 40 unite.

It has 20 parking spaces. I have never seen
more than 12 vehicles in that lot. The
income level in those units is pretty much
the same as we would anticipate here. That
is the kind of incidence of parking that
showed up in the State study and those I
don't hang my head on because in those two

buildings the standard is not good, but they
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are consistent with the study that the State

did. The ounarship of uutcmobilel by people,

A e

particularly over 65 i: not very substantial.
There just is not a lot of it. They tend to
rely on public transportation, trainsz, taxis,
and friends' automobiles.

MR. LANE: With regard to your comment
on page 9. I quess it's the fourth paragraph
where it says in one conservative estimate
as that accepted by HUD parking analysis
which eguates housing needs for low and
moderate income families to ten perccht’pt the
population over 60. You indicated bctégi?f?
we are not talking in terms of low income.

We are talking in tatms of moderate. That
would be broken down into what percentage
of moderate income families?

MR. STRONG: No, it isn't, unfortunately.

MR. LANE: You menticned before in your
testinmony that yvou beliave the present
application falls in the definition of senior
citizen community construction as put forth
in the purposes section of the Municipal
Land Use Act. Is it your interpretation that

any condonminium applying to senior citizens
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fall into that category ? Leisure Village?

MR. STRONG: Pretty much, I think the
intent of that language was to €ncourage
senior citizen housing in a group form as
opposed to, .say, azoning which might permit
individual senior citizen housing., That
might achieve some degree of special privilege
over non-~senior citizen with a zoning
ordinance that could say that in a certain
zone you could build housing for senior
citizens and it only has to be 750 square
feet.

MR, LANE: WwWith a preference for «-

MR, STRONG: The preference for group
housing ia very important to the senior
citizen. The group aspact of their living at
that age becomes very significant to thenm
and the concentration of people of similar

needs, similar desires, similar problems

in housing in close proximity is very beneficinl

to their situation.

MR. LANE: Has there been an estimate
of condorinium fees that would be charged to
owners?

MR. STRONG: I think -~ I know they
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haven't been finalized as of yet. I know they
have been worked on.

MR. DALTO: Our architect will be
presenting those. They are being honed and
finalized at this pbint.

MR. LANE: W{ll there be security
provided for the residents?

MR. STRONG: It will be a secure
building. Again, the details I don’'t think
have been worked out. The architect has
talked in terms of such features as.a passkey-
type of entry, voice communication:jidé@éﬁﬁ;.l
the apartment and the lobby door, a ;
permanently locked lobby door. Other Adoors
of the building will be only opened from the
inside other than by a master key which would
be available to the local police and fire
department. That kind of -~ basically, the
building is a secure building.

MR. LANE: %ill there be a security
quard provided?

MR. STRONG: Yes.

MR, LANE: Will there be an assiatant
superintendent provided?

MR. DALTO: Yes.
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MR. LANE: I presume that those
particular employees would have to participate
in the proposed parking also if they were
to drive or if they resided there they would
have to use the existing parking?

MR. STRONG: That's right.

MR. LANE: Do you know how many of the
employees of the condominium association there
would be?

MR. STRONG: I don't believe there
would be two at any one time. Most of the
maintenance activities on the litou&»} :
obviously going to be contracted out and
occasionally generate a electrician's vehicle,
a plumber's vehicle, or that kind of thing,
but I don't think the routine employment
on the site will get beyond two.

MR. LANE: The age requirement would
apparently apply to one. In the event that
it's a huabgnd and wife, it would only apply
to the one?

Ma. STRONG: It normally excludes any
dependent childéren.

MR. LANE: 1Is that what's going to

apply here?
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MR. STRONG: I believe that was the
intention. Essentially, the units are really
not set up to accommodate more than the
maximum of one couple. They are one bedroom
units and they're in the ~- look at the floor
plans for the units. They really are not
even capable of accommodating more than a
couple. It would Pc different, perhaps, but
twvo females or two males could occupy the
units, brothers or whatever, but I think you
will probably find that half of the units
would be occupied by singles and half hf
couples. You and up with somothing tu ehc’
vicinity of 150 xesidqngg,in the buildinq.

MR, LANE: 1Is there any building in the
general area that is as tall? 1Is there any

building presently in existence that is as

MR. STRONG: I think the highest point
iz the Baptist Church. It is probably that
tall.

MR. LANE: That's the steeple. Except

for the steeple which is as tall ~-

MR. STRONG: The theater probably comes

within five to ten feet of it.

i
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MR. LANE: That's the closest?

MR. STRONG: That's the closest.

MR, LANE: I have no further
questions.

" THE CHAIRMAN: I have two. Looking
on the application, I cannot f£ind it on my
map where you describe where lot 12 would be.

#R. HO&NB: .It‘s not on the plot plan.

THE CHAIRMAN: I don't see it. At the
same time six is apparently on the plot plan
and not on the application.

MR. STRONG: Twelve is the ir;aqélag‘lo«

-- perhaps the simple solution woulé be --

THE CHAIRMAN: I have the picture.

Much of your testimony was based on
age, particularly, and some percentages that,
as I said before, I want to go through, but
could you give a description of the senior
citizen needs in the, say, 55 to 65 age
classification vs. age 65 and up? Are they
generally the same particularly from a
financial point of view?

MR, STRONG: No. I think the specific

interest in this form of housing at age 55 is
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not as great as it is at age 65 which is not
ags great as it is at age 75. I think as
people procead in years the problems of
individual home ownership bécome greater,
the demands become greater, the income !
becomes more of a problem. I think in that
lower age group, the 55 to 65 age gronﬁ, you
would probably find that the interest would
be greatest among single women, widows in
particular, women who have lost their husbands.
They may have no other families in the
immediate vicinity and £ind themselves éﬁt}T
owner of a ons-family dwelling sameﬁhorégin!
the community. I think you will find
significant numbers of such persons in the
community that would be interested in a project
such as this. This would let them retain
their identification within South Plainfield,
but certainly as you proceed on into the ysars|,
I think your cocuples would probably occur
rmostly in the 60 to 70 age group, but planning
beyond that, the number of couples diminishes
greatly and the vast majority of senior
citizen households are single person house-

holda. So that's the kind of situation.
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The 55 limit, I think, is frequently
selectad in projects such as this because it
is the age which most people are relatively
free of children, whose children have left

home or, at least, are old enough to be

independent. It is an age at which occasionally

death does frequently cause single person
households and the age at which the attractive
features of housing such as this does beconre
aevident.

THE CHAIRMAN: What would you guess the

average age of a hundred units fillégfiéH,i?

MR, STRONG: Probably -~ I had not
really attempted to compute something like
that, but I would guess that the average age
would be in the vicinity of 70.

THE CHAIRMAN: 2nd you mentioned before
in terms of anticipated incomes. what would
you anticipate the average income of the
average resident might be?

MR. STRONG: Again, that we can only go

by what we know the situation to be today.

Incomes of people today in, say, the over 75

category on the average are relatively low.
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In approximateiy the $6,000 median range.

As we go down into the 65 to 75 range, it
gets up into the $10,000 median and below 65
it tends to be only somewhat below the median
in the community which the people may be
located. In South Plainfield at the present
time, at least the current estimated median
is around $16,000. The problem we have with
this i3 the situation. The median in South
Plainfield is eatiﬁated at $16€,000.

MR. ABBRUZZESE: What aqe brm

represents thehgommunity as it stands u&v!
MR. STRONG: The median in the 55 to
65 age group tends to be just slightly under
'Eyfumedian tor tho cammunity. In other words,
South Plainfiald as a total community, it
is around 60,000. The 55 to 65 age group
in South Plainfield would probably have a
median income in the $14,000 to $16,000 range.
This is the situation. However, it is in
such a state of flux today, income, business,
changes in the social security structure, that
what might exist, say, ten years from now

with the current 55 to 65 age group which will

then be in the 65 to 75 age group, I think can
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be totally different from what we have today
in that age group, but, I think, the
problems are going to be the same. How it is
all going to work out is going to be different
THE CHAIRMAN: Ths court reporter
indicates that he needs a break. We will

take a five minute recsess.

(Recess taken.)

THE CHAIRMAN: Noting the Board has
all returned, I have just one last guestion
in terms of sconomics from the senior
citizen point of view. ,"J

Have you done studies deterﬁihiﬁé;%?
whether senior citizens are better off owning
or reating, what the break in points may be
and what the relative incomes at those break
in points might he?

MR. STRONG: No, that's it. Not at
all.

THE CHAIRMAN: 1I'll ask one more
specific question. What's tha determination
factors in this application for purchase as
opposed to rental?

MR. STRONG: I think as much of the

character of the community. We anticipate
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that the vast majority of the people in this
W

community that would be intereltod in this

kind of housing are owners of one-family
dwellings at tho presant time, are oL modcratja*
income means and might probably p:ofér being
involved in an ownorship situaticn in a

iy

project such as this than in a straight rental

Ll

As a general propositicn, if we are dealing

with a lowar-income spectrum and which we
MW

RO g e

would have to get involved in some form of

subasidies, we wouléd have to be on a rgnt;lﬁ

b ————-

market &xists in thia community is one that

can support the condeminium future, one that

O ke et BB 32 ATt sty
L

would be compatible with the community.

THE CHAIRMAH: I think there's ona

MR. RORNE: Mr. Strong, I have a couple
of gquestions getting back to parking. I took
the liberty today, anticipating soma questions
on parking, and called the consultant to the
Planning Board in a nearby municipality which
has senior citizen housing. The answer I got
from him was that the rule of thumb, that

would be if it is a subsidized senior citizen
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complex project, one parking place for every
four to five living units. If it ia non-
subsidized, one to one and a half parking
spaces per unit, but not less than one.

MR. STRONG: All I can say is I
disagree with them.

MR, HORNE: I am just bringing that to
the attention of the Board. This is another
opinion.

MR, GRAF: Mrx. Chalrman, I took the
liberty of speaking to a eonsultang on thia
and the one question he asked me iai;%1%5§§nre
bus service available” and I said 'Yal';  €¢
said, "Point S5."

MR. HORNE: There are differing opinions
because the consultant did mention when he
asked me about busing, yes it is available,
he said the one thing about the people that
do get into non-subsidized type housing, they
don‘t normally use tha public transportation
facilities.

MR, LAME: Mr. Dalto, are we talking
about non-subsidized or subsidized?

MR, DALTO: There are nc subsidies

i,

available.

e e 7 A
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MR. RYNO: What determines whether it
is subsidized or non-subsidized?

MR. DALTO: A federal grant.

TEE CHAIRMAN: Excuse me, we will
stick with Mr. Horne. I will come back to you

MR, HORNE: And speaking about that
parking, if there are S3 spots, and I can't
sae it on the plan, we take for granted if
the 12 spots for visitors were taken up by
visitors, that would leave 41 and if we had
two people working at the building ghat%yoy}d
laave 39. Again, it is just food f&i téﬁﬁ;&e.
I don't know myself, but there are diff;rinq
opinions on the parking standards. Pirst of
211, whatever they may be, take into account
all forms of parking on the site and, I think,
if you went back to the planning consultant
that you called, he would agree that the
standard, whatever it was, the one to one and
a half included resident parking, visitor
parking, employee parking, maintenance people
parking, delivery parking, the whole gamut
because there's no way to sort out whose car
is a reszident and whose car is not. You

can't count cars on the parking lot.
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Understand that I am only trying to
make a point. His recommendations would be
no less than 100 places for a building of
this size.

Secondly, with that still in mind,
we notice on the plan that that two-family
house is to be moved to an adjacent lot.
Does that house stay with the current owner
or is that part of the deal?

| MR. STRONG: That house is being moved
totally from the site. The land uqdq;ngggp;

&=

that house and the entire site is qoinéf ¢

used by this project.

MR. LAFERRARA: It showed it's being
moved.

MR. HORNE: It shows it's being moved
to a portion of Lot 3. Ckay. AndLot S is
still owned by the applicant.l

MR. STRONG: Not on the architect's
plan. It is being removed completely. 1If
you look at the architect's plan, you will see
the entire site is being consumed by building,
parking, and landscaping.

MR. GRAF: This is being moved to that

lot?
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MR. DALTO: No. To clarify, the plot
plan that has been submitted to the Board is
the entire site including what has been shown
as the house being moved. That is what is
before the Hoard this evening.

MR. HORNE: The plan we have, it shows
the house moving to Lot 5. It is not valid?

MR. DALTO: No, it is incorrect.

MR. STRONG: There is room on the site
plan, 1f by some circumstance the 50 parking
spaces prova&4to be insufficient, there 13
room that additional parking spaces c£,¢
perhaps, another ten to fifteen spaces ubuld4
be created in that open area which is within
the L of the building in the back, but that
is about the extent of area that would be
provided for additional parking. I think as
a practical matter, if this building is
established by one means or another, all
parking will be accommodated on the site.
if for no other reason than for security
purposes. It is a consideration which is
extremely important to these people. It is
conceivable that, again, even that proved not

to be enough. There is land to the rear, the
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existing auto parts store, which abuts this
property and there's a small strip of, I
believe, Borough-owned land between the site
and Lakeview Avenue that conceivably might
be a place that could be used for additional
parking even 1f 50 or 60 or 65 does not -~

I honestly do not balieve you will have that
problem.

MR. HORNE: I'm bringing that up
because there's a differing opinion.

MR, STRONG: This is an unusual
situation. There are ways out of 1% @€§@~&;
an on~site parking situation. That vnﬂi&*ﬁ‘
resolving it.

MR. HORNE: I have family that lives

in Glen Lakes and I was surprised at the numbeyr

of people that do own automobiles in that
community. The only other question I had
at this time, was I was just wondering just
for the Board's thinking, I guesas, is the
South Plainfield Pire Department able to
service a building 55 or 60 feet high?

MR. STRONG: The architect will
probably comment on this. Generally, it is

my understanding from my conversation that

I
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the building is to be fully sprinklered.
It is to be totally fireproof and there will
be stand pipes on each floor to fight fires
from within the building rather than externall

MR. GRAF: I think I can answer that.
We have a 100 foot ladder truck.

MR. HORNE: 1Is that what it is?

THE CHAIRMAN: I just want to clarify
about this house moving bit that I missed.

Could you clarify, Mr. Dalto?

MR. DALTO: Probably what best expresses

it is the architect's site plan. It 1sgonl
that is binding on the application.

THE CHAIRMAN: The architects are not
the engineers.

MR. DALTC: HNot the @ngineers. We
submitted that one purely for the 200 foot

radius area.

THE CHAIRMAN: So it is your propositioh

then this house is just going to be removed?
MR. LAFPERRARA: Well, I have a couple
of questions. Getting back to what was said,
I think I'd like the fire department to look
at the layout here and see if they can get

their equipment in and around the building

Y.
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because I don't think the streets are wide
enough for the equipment that we have in town
right now.

MR. DALTO: I want to emphasize to
the Board that this is a bifurcated
application at this juncture. We are applying
for a use variance because, presumably,
if the use variance is granted you will then
move on the site plan. We are not at the
site plan at this particular point, We are
assuming if we get past the use variance
obstacle then we will go into the asite é}an
with the Board at hopefully another aclkibn.

MR, LAFERRARA: -Another question is:

Is there going to be a basement to this buildi

MR. DRLTO: Yes.

MR, LAFPERRARA: Is it going to be the
full size of the plan we see now or is it
juset going to be a complimentary basement?

MR. STRONG: I don't think it is heing
worked out to determine the physical extent
of it. It will be a hasement which will be
spacially large to accormodate the utilities,
services, heating, things of that nature:

laundry facilities, storage facilities,

NG 2
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community room, things of that nature.
whatever space is necessary.

MR. LAFPERRARA: Each unit, as I was
looking at it, is kind of -~ there is really
no storage area at all in there.

MR. STRONG: There will be individual
storage daepartments for each one of the 100
units in the basement area. I don't think
the specific size has been worked out.

MR. LAFERRARA: It doesn’'t show any
basement.

MR. STRONG: ©No, there is a ichcéutie
of the first floor plan.

MR. LAFERRARA: The main entry, as I
see it here, is on the corner of Hamilton
Bouiavaxd.

MR, STRQNG:» That's correct.

MR. LAFERRARA: Now, do you have any
exterior stairwells?

MR. STRONG: ers, on each end. The
only entrance, the mair entry at the corner
of the building where it says, "Main Entry."

MR. LAFERRARA: I have no other
questions.

THE CHAIRMAN: Does anybody else over
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this side have any questionsa?

MR, RYNO: Mr. Strong, I'm not too

familiar with senior citizen housing but
I'd like to ask you, does the job of taking 1
care of people for their basic needs, slaepin&,
et.cetera, is this type of thing customarily
to be restrictive of the other facilities?
There are no other additional facilities

like a general meeting room?

MR, STRONG: There will be a community
room, laundry area, storage area, possiply
even some kind of small kitchen in the g:so~
ment in addition to the utility area.

MR. RYNO: Okay. How about ocutside
gsecurity? Is there going to be a fence
around this property?

MR. STRONG: No.

MR. RYNO: How are you going to protect
the people thai come in and out of the parking
lbt at night?

MR. STRONG: That's one of the reasons
for locating the paxkiﬁg lot primarily where‘
it is. fThe concept in this kind of housing

is to put parking facilities in the most

exposed public viewpoint as possible as a
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rasic means of providing security. There is
no way the property can be so fenced as to
completely preclude anyone from entering in
on the property so that the security which
may be there outside of the building is
going to be one which involves exposure

to the public activities on adjoining
properties and on the street and properties
across the street.

MR. RYNO: If there's one thing that
old people are suaceptible to, it's muggings
and attacks. ‘

MR. STRONG: Without a doubt.

MR. RYNO: 1Is there any way that this

~¢can be made safer on the outside for them?

MR. STRORG: I don‘t know, other than
fencing the entire property and even though
I suppose someone would figure a way to get
over it.

MR, RYNO: Some of them are ~--

MR, STRONG: I don't think fencing the
side and rsar property lines would serve any
ugeful function at all as far as security is
concerned. I think it would be of much

greater concern if the parking facilities, for
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example, were located in the rear of the
building where this one little open lawn
area is going to be because that wouldn't
be invisible from the strest and from most
other properties in the surrounding area and
would be a situation in +'.ich someone intent
on mugging might £ind good for working . -put
I think, the exposure of this parking facility

T I frankly expect this front parking area
to the north of the bulilding to accommodate
most of the demand of that building, to be
one in which someone loitering on th. afca
is going to become obvious very quickly to
passersby on the street, traffic¢ on the
street, pclice passing by, police visually
checking that area without great difficulty,
or even just passing by on Hamilton Boulevard.
I think that will be the major aspect of
gecurity that could be provided.

THE CHAIRMAN: Carl.
MR. ABBRUZZESE: Yes. 1I'd wonder if

Mr. Strong in reference to vehicles and
parking -~ I'd like to get hack’to the age.

You mentioned the ages 55 to 65. What

rercentage do you anticipate that would be
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buying into this project?
MR. STRONG: They will all be buying.
MR. ABBRUZZESE: In that age group?
MR. STRONG: Excuse me. 55 to 65,
Again, it's specuiation, but I would probably
not say more than 20 percent and probably
the bulk of those being single females.
MR. Annnuzzésms Now, are these single
females. Would they have an automobile, to
your knowledge?

MR. STRONG: Most of them would}not.

' MR. ABBRUZZIESE: pifey-five to sixty~fiy

building which is the old Hamilton building,
is that going to be removed out of that area
entirely or demolished?

MR. STRONG: One or the other.

MR. ABBRUZZESE: It is not going to
be relocated?

MR. STRONG: No. What's shown, I
guess on the engineer's site plan would leave
it right where the parking lot is and that's
going to be the parking lot.

MR. ABBRUZZESE: 1It‘s shown on the

fe .

site plan?
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MR. DALTO: That site plan really .
isn't applicable. That was submitted purely
for the area map. The site plan on the left
is the site plan, page two of the architect's
drawing.

MR. ABBRUZZESE: Thank you.

TEE CHAIRMAN: Anybody aelse?

Any further questions of the Board?

MR, HORNE: Just one. When we were
discussing the main entrance, will that bhe
the only entrance as far as people when they
are parking to get into the buildihq?‘ |

MR, STRORG: Yes.

MR. HORNE: I question why then the
main entrance is so far away from all of the
parking? It seems like it's at the wrong end
of the building.

MR. STRONG: We talked about older
people being a little more immobile than our
youngsters. Bear in mind that you are
talking about a distance from the main entrance
to the parking lot of approximately 106 or
107 feet. It really iz not that great a

distance. The main entry location is dictated
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for the hullding and is relative to standards
that the Hew Jersey Division of Aging has
established for seniur citizens as well as
HUD standards. This puts the entry hall and

the elevator shaft midway in the building wit

+

relatively short walks down hallways, up
stairs or within the building.

They considered a much more important
considaration not to have extreme. hailwaya
inside the building.

MR, HORNE: I guess then the other
thing is, you say that you don't exbcet:thc
rear parking lot to be used, but if I was

55 or 56 years old, driving my own automobile

front of Buy-Rite or someplace else. There
might be limited access to the entrance from
the rear or the side or both to get from thosé
parking places. In my mind, I can't see
anyone parking back there and walking all the
way around the front to get in.

MR. STRONG: I can see your concern.
We don't want to have parking overflow to the
businesses that are there now. Parking for

them is limited as it is. I think the
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i.mobile~type person or simply the invalid-
type that might be a resident here, one,

is not going to be driving theif own vehicle.
They are going to be brought to the main
enﬁry either by a friend, a vehicle, a taxi
or something of that nature. 5o we are
talking about someons who has initially the
physical capacity to drive a vehicle to begin
with.

The distances, I think, are reasonadble
and, you know, are worked out in terms of
this site and are the best suited ovu:ail
design of the site and the building.

MR. HORNE: I just have one more
question. 7The way this traffic flow is laid
out, if I was to come in that entrance and
drive to the main entrance to allow someone
else to exit my car and go into the building
and then have to go get a parking place, 1
would have to exit back on Hamilton Boulevard
and come back in again.

MR. STRONG: You make a left-hand turn
back in.

MR, HORNE: 1If I was one of those

older senior ladies -- I guess on the plan
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the driveway on the southerly side of the
building can be widened sufficliently to make
both an entrance and exit so that the area
to the front would be reversed and, therefore,
when the person was dropped off, they could
go right on and park without having to enter
and exit again on Hamilton Boulevard.

MR. STRONG: I think it could be.

MR, HORNE: If that kxind of thing can
be addressed during the site plan, you may
wvant to take a look at it before you bring
it back. g

THE CHAIRMAN: We can raise the éoint
not dwell on {it.

MR. LAFERRARA: 1 feel the same way.
I feal that the front should be enough for
two cars, one going in either direction.

MR. STRONG: There is no question
there is anough room to make the driveway
across in front of the building two
directional. For that to work, however, the

southerly driveway would also have to be

two directional. Now, if that two directional

driveway is to stop at that point, that might

cause some confusion, but probably it could
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be satisfactorily controlled by signs, Do
Not Enter signs, that kind of thing to keep
the balance of that driveway a one way exit.
I think, perhaps, when Mr. Ney testifies,
he probably will discuss that.

MR. GRAF: We're talking to the wrong
man.

MR. DALTO: Mr. Ney is going to be
on next.

THE CHAIRMAN: Anything other th

MR. ABBRUZZESE: Mr. Strong, you have
indicated that this would be basically %‘
noderate-income housing project. Whatyincoﬁe

e Y

would an individual need in order to buy one

R st pendiine-d

of these apaxtmcnts?

MR. STRONG: Well, thgwgeneral
proposition is that most people that buy into
this type unit buy tha unit outright and as
a rssult, will not have any carrying costs of
thaAunit itself. They will buy it out of the
gquityrggggwtney will gain from the sala of
their existing dwelling. They will have
sufficient esquity to purchase the unit and,
hopefully, have something in the neighborhood

of $10,000 to $20,000 residual equity out of
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that fund for investment purposes. So that
the income requited to carry this would be a
product, really of carrying costs of the unit
itself which will be the maintenance cut on
the building, taxes on their individual unit,
their share of utility costs of it. Our
architect is refining those figqures at the
moment. I can't give you a figure, but off

the top of my head, scmathing in the order

of a tew thousand dollars a year I think will

i

he the maximum that a required to caxry the

St T

unit °n¢¢,1§\§!N£E£E§F!9¢'

MR. ABBRUZZESE: I have one other
question. From what I understand, what you
are saying then, if a senior citizen does
not have the financial means he cannot apply
here?

o
MR. STRONG: That's true cf anythinq

B SN S N

that_anyone wants to buy. It's not a

subiiéézed giject.

MR, ABBRUZZESE: What percentage of
those individuals in this community that are
in this category that do not have the
financial outlay?

MR. STRONG: The vagt minority of
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sanlor citizens would fall into that category
of not Lheing able to move into the structure.
We have basically a moderate income

community in South Plainfield, one that's
consistant moderate income. We have a home
ownership pattern at the monsnt and among
senior citizens it is something like 95
percent. Home ownership, for the most part,
is in excess of 20 to 30 percent and most

of these people are free and clear of mortgages
unless there are additional problems along
the line. At least subatantial quaﬁtititl‘
of these are going to be free and clear and
wa have an average house value in the community
today which ig approximately 320,000‘1n excess
of what the purchase price will be fér these
unitsa.

The combination of those circumstances
should mean that the vast majority of senior
citizens in South Plainfield will be able to
afford, to move intc a project such as this.

MR. RYNO: Mr. Dalto, will someone be
testifying as to how these homes are to be
sold and the financing involved with the

actual sale of the units, what they're going
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to be s0ld for, whether they're going to be
rented, only sold, whether they're going to
be s0ld to one person or whether they can be
s0ld to two or taree paeople or --

MR. DALTO: I thought I said in my
introductory remarks that these will be
marketed -~

MR. RYNO: That was a long time ago.

MR. DALTO: These will be marketad on
the condominium concept which means they
will be sold fee-simple, The unitas will be
owned individually by whomever single pittnnld
couples, anyone over 55 years old. The nnitr
owner will, in conjunction with the unit,
have a percentage interest in the overall,
what we call the common elements. The common
elements being the land, the exterior
structure of the ruilding, the parking
facllities, and throughout the entire structur

MS, GANUN: Mr. Dalto, once these
residences have been sold the first time and

the first owner dies, what becomes of that

roesidence? Does it become part of his estate

e.

to be sold by the pecple?

MR. DALTO: Just as any home, as any



- FORM 2046

PENGAD CO.. BAYONNE, N.,J, 07002

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Strong =~ direct 69

other plece of real estate would be.

MS. GANUN: Do we have a guarantee
that this residence would be sold to another
senior citizen?

MR. DALTO: That will be in the Master
Deed. The Master Deed will restrict it. The
entire theory of the complex is the fact that
they cannot be s0ld 1f any individual is
under 55 years of age.

MS. GANUN: It is then up to the
estate to deal with the residence?

MR. DALTO: That's right. |

MR. RYNO: I would ask the obvicus
gquestion., What happens if the units aren't
3014? Are you going to go to a different
form of financing?

MR. DALTO: ©¥No.

MR, RYNO: W1li you rent instead of
gelling?

MR. DALTO: Each property owner could
rent  jf they are not scld or the unit owner
wishes to rent it to someone else.

MR. RYNO: What in the restriction
would say if the occasion should come up,

that a person 55 --
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MR. DALTO: The restriction will be
that it must be sold to someone over 55,

MR. ARBRUZZESE: How about renting?

MR. DALTO: That would be a similar
rastriction.

MR, RYNO: That's what I am asking
and that's the problem. I mean the Town of
South Pl#igfiéiéwéogié §§ﬁ£ fﬁem or someone
alse to put in ﬁﬁ#re - | .

R, DALTO: Yo

MR, RYNO: Okay.

MR. DALTO: That restriction would
carry with whomever uses the facility. e

MR. RYNO: It is a concern by a lot
of people.

MR. DALTO: I understand. T really
hadn't thought about it before, but I can
understand it being a concern.

MR. RYNO: It would be a concern as
to who has the final control.

MR. DALTO: I think it would violate
the concept. The reascon they'rs going there
is to gat away from or to be in conjunction

with harmonious elements and, I think the

reason wa established the restriction of 55 1§

|
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to try to give that harmony.

MR, LAFERRARA: Could it be conceivable
that an individual can own it and pass away
and in his Will will that %o someone else
in that family over 55 or 607 Could it
concaivably be done not under 5%, but ~-

MR. LANE: Mr. Dalto, isn't it possibl#
undar.these situations that a person under
age 5% could own it, but he could not be
a tenant? |

MR. DALTO: He can't use it and the
estate will own it at least temporarilyiv,ﬂhe
residents cannot be less than 55 or if it is
husband and wife, one of them has to be over
55.

MR, LAFERRARA: But the reason -~

MR. LANE: You can have an owner that
leases and you can have one that owns four
units, resides in one and leases the other
three, but each resicent of each one of those
four units has to Le over 55.

MR. HAGER: 1Is there going to be any
restriction on visitors, visitation? 1Is it
possible that someone can come and stay for

a month?
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MR. DALTO: I dont' know that that has
been detailed at the moment.

MR. HAGER: I Kknow that in some
retirement communities there are such
restrictions placed upon family visitors,
especially young children. There is nothing
like that hers thus far?

MR. DALTO: We have not drawn the
Master Deed. I would assuma we would do that
at thes time the site plan was considered if
it is considered in the Master Deed. It is
pramature at this stage of the appiicatinn.

MR. HAGER: I could envision having
somaone coma and stay for a year. I take it‘
the Board’s interested.

THE CHAIRMAN: We will take them into
consideration and obviously we will address
them at the proper time.

MR. HAGER: Thank you.

THE CHAIRMAN: Is there any questions
from the audiencs?

MR. ABBRUZZESE: I have one more
gquestion. In the purchase of this unit, what
guarantees Oor warranties does the buyer have

as far as faulty equipment or heating or
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alectrical problems?

MR, DALTO: Well, there is currently
in the State of New Jersey a rejuirement
that each property owner of a new dwelling
receive a ten-year warranty which at various
stages is guaranteed by different elements.
The first year and second year you are pretty
much restricted to the structural elements
and the integrity of the bullding is backed
by a performance guarantee. It is a declinind
warranty so that during the remainder of
the ten-year period, it declines graduliiy.
but it is always available and it is paid
for by the builder.

MR, ABBRUZZESE: Thank you.

THE CHAIRMAN: Any more questions?

MR. LAFERRARA: One more. I don't
sse it, but on the engineer's plan what
happened to the refuse dumpster?

MR, STRONG: I don‘é think that's
really on the architect‘s plan.

MR. GRAF: That's covered by the
ordinance.

THE CHAIRMAN: There does not seem to

1

be any other questions.
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MR. ABBRUZZESE: Approximately how
high will this building be?

MR. STRONG: 56 feet, roughly.

MR. DALTO: I would like to present
My. Ney to the Board.

THE CHAIRMAN: Yes.

HENRY J. NEY, sworm.

MR. NEY: Henry J. Nay, 20 Gibascn
Place, Freehold, New Jersey, traffic engineer,

THE CHAIRMAN: The Board will accept
his qualifications. He has been before us
before. .

DIRECT EXAMINATION BY MR. DALTO:

Q Mr. Nay, have you studied this particular
project?
A Yes.

Q For what purpose?
A To review, basically, the proposed acéess, the

impact of the project on the surrounding street system and
the adequacy of the off-street parking.

Q Can you describe, briefly, those elements
of the site and the area which are pertinent to your
testimony?
A The surrounding area, in terms of land use, has been

very adequately described by Mr. Strong. The property is
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in a mixed residential and commercial area. From my
viewpoint, the commercial aspects are important because
every analysis of senior citizen high-rise projects and
projects of similar dimensions have shown that pedestrian
activity is an important consideration. 1In tems of the
street system, Hamilton Boulevard is a two lane, 30 foot
roadway. Immediately adjacent to the frontage of the side,
parking is prohibited. There is a bus stop immediately
adjacent to the frontage of the site. It intersects
Bamilton Boulevard from the esast, approximately opposite
the exit driveway is South Plainfield Avenue which is a 36
foot wide roadway and has parking prohibited along th; north
site. Traffic is controlled at that point by a stop sign
facing South Plainfield Avenue. Church Street is a
street connecting Hamilton Boulevard with Lakeview which
is the -~ which i3 basically the interconnection to the
extension of Hamilton Boulevard with the construction of
the overpass over the Lehigh Valley Railroad. The speed

limit on these rocadways is all 25 miles per hour. There

Plainfield approximately one block from the site. The site
is in the downtown area, the Central Business area that was
described by Mr. Strong. In terms of traffic volume, a

series of counts that we have done on Hamilton Boulevard in

this area {s between five to six thousand vehicles per day.
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Lakeview Avenue carries somewhere between 13,000 and 15,000
vehicles per day depending on if the traffic count is taken
north or south of Church Straet. Obviocusly, there will be

& substantial drop in traffic on Hamilton Boulevard with the
construction of Lakeview Avenue and the overpass over the
lehigh Valley Railroad. In terms of the impact of this site,

in terms of traffic, our firm has done studigs of a

considerable number of senior citizens complexes. I will

name some of tham because they involve a range of units.
We've done studies of Leisure Village; Leisure Xnolls;
Leisure Village, which is in Manchester; Crestwood Village,
which is in Manchester Township: Greenbriar, which is j;
located in Bricktown; Shadow Lake Village, which is a fairly
exclusive senior citizen retirement community; and, Covered
Bridge, which is in Monmouth County. In addition, those
are all isolated, basically, duplex or single-family-type
units, located in relatively suburban areas which provide
bus service.

In addition, we have studied the classic subsidized

\‘; Sy < ~
ngio: oitizen high-rise complex in terms of traffic demands,

and those have baen located throughout this State, principally,

in Monmouth and Middlesex and Ocean Counties.

it S T DRI
-

Finally, we have looked at three facilities that are

non-subsidized mid-rise and high-rise facilities for senior

X o,

citizens. All age restrictions are generally between 55 and
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62 years old. One facility was, in Pitman, New Jersey, that
has over 200 units. One facility was in Pennsylvania, just
outside of Philadelphia and it had over 300 unite, and
another facility was in Hightstown which 1s actually a
two~-atory garden apartment~type complex and that has, 1
believa, just under 200 units. In all of the facilities

that are the high~rise or that are the non-subsidized units

we have also done in addition to traffic counting programs

e i

parking analysis. As a matter of fact, the one in

Pennsylvania, we ran parking analysis for a full week.

80 that we've loocked at both the traffic impacts as y.ll;s
as the parking requirements for developments of this ;jpc'
In tearms of the traffic impact, I have a report which I am
sure Mr. Dalto will make available to you, but we detailed
on an hour-by~hour basis the activity from a 100 unit
senior citizen gid-riae structure. 1In terms of traffic
impact, senior citizens have, basically, a discretionary
ability to leave a project when they so desire. We find
that the traffic peak hours when most activity occurs is
generally between 10:00 a.m. and 3:00 p m. In terms of

- g

vehicular activity, the maximum projected for this site

based on the studies we have done is 41 trips. That'i 21

vehicles that would anter the site and 20 that would leava_

R A AT gk

S

it and that would occur between 11:00 and 12:30 p.m. In -

terms of traffic activity, the activity is relatively light

r
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varying from a low of three trips hetween 7:00 and 8:00 a.m|
to a high of 41 that I just indicated.

Basically, we're talking of a total of 150 trips in
and 150 trips out and one and a half trips per unit. These
trips would include sefvice vehicles and employees hecause
when counting vehicles entering and leaving a site, you
can't tell whether it is a senior citizen or someone who
resides there or someone that's coming to the site for
maintenance purposes. ©On gaturday, the volume of traffic
would actually drop, somewhere around 135 inbound trips

LA st

and 135 outbound trips. On Sunday it is somewhat lower,

127 inbound trips and 127 outbound trips.

One of the other things that we have done is looked
at the facilities on holidays where you would anticipate
having more parking activity and traffic activity than you
would have during a typical weekday or weakend. We have
looked at Mother's Day. We have locked at Easter and we hav

M..m P
looked at Christmas. Basically, I would concur just based

cn my observations hecause 1 am the only cne in the firm
who's going out on those days. The_predominance of people
that reside in these developments are women, older women,
obviously in their 70's and above and we f£ind that in

facilities during holidays that you don't have pgr;igularly

a heavier traffic volume, you don't have heavy parking

demands. What happens is any visitor that comes to pick up |

e
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his mcther or father, takes them home to their house for
one of the holidays, either Christmas or Easter, and they
celebrata the holiday that way. 7The units, as was mentioned
by one of the Board members, are not really designed for
entertainment. You don't generate, sven on those particular
periods, a significant amount of parking demand and traffic
activity as you would anticipate. It is somewhat of a
disappointment when you go to loqk at it and expect to see
a lot of activity on say, Mother's Day, but you really
don't have it.

In terms of the overall site plan, I recogni:e‘that
this proceeding is really to address the variance 1tt;ll
and whether the traffic impact and overall parking is
adequate enocuygh to satisfy what is termed a negative
criteria, but I looked at tha site plan and I think it is,
basically, well laid out. 7The one-way system I think =~
obviously, adjustments can be made to provide a pick up
area. I don't think a two way aisle might be possible
to the rear of the building because of the way it is laid
out without significantly altering the structure of the
front yard setback, but modifications can be made and,
again, in my observations, I have not seen a lot of drop
off of people with a lot of bundles and a lot of bags
because pecple of this age group, basically, don't shop

the same way somebody who has four kids at home shops.
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They don't come in with 16 bags ané that type of thing. 2s
a matter of fact, in better weather, one of the things we
notico& is a significant increase of pedestrian traffic.
One of the sites we studied was right off a four lane divided
state highway and it was kind of frightening watching older
pecple walking on the shoulder. Fortunately, in this area
we have sidewalks and we have areas that pedestrians can
shop without walking in the street. In terms of the parking
supply, the studies that I have done show for similar
facilities high-rise buildings with an age restrictions and
non-subsidized, parking density, actual accumulation is
between .33 and .42 spaces per unit. For a facilitykiiks
this, that would be 33 to 42, I am giving maximum number?,
obviously, the numbers are during the course of the day.

In addition, one of the things that I looked at was
the number of health care facilities that we studied. These
are called life care centers where you actually have a
high-rise or mid~rise residence ares and associated with
that complex is a nursing facility and more like almost a
hospital facility. There are a number of them in this State
as well as Pennsvlvania. These are all non-subsidized and,
as a matter of fact, of the ones we worked on are gquite
expensive to the tune of annual maintenance of some 10 to
15 thousand dollarsg. This is really not the aim for lower

or moderate income rersons and we founé in those facilities,
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aven with the medical care where you have for 102 beds,

for example, upwards of about 35 employees, sometimes as
many as 37 employees, on-site parking ratios and the
maximum we found was .6. That was a full week's study.

So that if you weres to make the same analogy on this it
would have to be a regquirement of 60 spaces, but we don't
obviously have the same analogy. We don't have a medical
facility, but a combination used that we lcoked at, where
it was impossible to differentiate medical and permanent,
but, again, it gives a fsel for the parking demands. You
know, I think some of this can be more appropriately
addressed by Mr. Strong and they have been, but obviouily,
the vehicle ownership drops considerably for persons who
are looking for the type of housing in a high-~rise area
where there is an environment of parsons of the similar age
ag compared to communities such as Leisure Village or
Leisure Knolls where avery family generally does have a car
if not a car and a half. So that in terms of the parking,
applying the studies that we looked at, the mid-rise
apartment and the high-rise apartment, the .42 would indicate
42 spaces as a maximum demand o; some 50 to the site. If
you look at the worst situation that we can and it would be
the medical facility associated with it, even that is only
.6 which is 60 spaces. That design is well within the

parameters of being able to contain the amount of parking
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that's nesded on the site. OCne thing again that might be

considered in the site plan is the possibility of looking

at the nine foot stall. I don't knocw if that is a variancel

I haven't looked at your ordinance.

‘MR. GRAF:

MR, NEY:

No, it isn't.

The stalls on the sgsite are

ten feet wide and twenty foot deep. A nine

foot stall would give you somewhere between

5§Hgnd 60 spaces without making any

gignificant modifications to the plan, without

sty i

eliminating any significant amount of green

area. So that that is one way to approach

the parking situation. If it does concern

the Board, at site plan time, in terms of

the traffic count that we did, I lcoked at

the intersection, the area, and it can very

easily sustain the additional traffic that

would ke generated by this development

because it is, in fact, sc light. When you

are talking about 21 outbound vehicles in a

peried of one hour, that's relatively

insignificant compared to the traffic volumes

that are there.

we are at an intersection,

we are at an area where speeds are low and

vehicles can be accommodated., I've made some
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recommendations with regard to signs within
the site, it's paved area, and again, it
would be addressed more appropriate at site
plan time and more importantly, I feel is
the placing of & painted crosswalk between
the areas to the west side of Hamilton
Boulevard and the Senioi Citizen Center.
which is located on the northwest corner of
Hamilton Boulevard and Plainfield Avenue.‘
A crosswalk would be warranted there to begin
ﬁith because it is an area of pedaestrian
activity, but {f this project»is app:oﬁtd,
certainly a crosswalk should be painted in
that area, /

Q Specifically, with respect to internal
circulation, have you made a study of the plan for that
purpose and the results of that study?

3 Yes, I did. The plan envisions z ofik=way:
circulation pattern. I believe the One-way is well
conceived hecause to introduce: two-way- traffic opposite
the intersection of Hamilton Boulevard I think would be
potentially a problem. The inbound driveways at that point
especially with the location of the building at the
northwest corner could potentially create on-site problems.

With the one way outbound movement, a motorist exiting

1
!
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from the building has excellent sight distance both of
traffic on Plainfield Avenue as well a2s Xamilton Boulevard,
The widths are well reviewed within the plan. It is for a
45 degree angle and a parking minimum width of 12 feet is
recommended. The site plan has a minimum width of 15 feet
and in most cases is greater than that. The 15 feet is
to the rear of the site and again that is to be considered
at gite plan time. I suggest that the radius could be
improved to aid in turning vehicles circulating to the
rear of the building, but, basically, the site plan provides),
I think, an appropriate onea way circulation. I personally
don't see a problem with the parking and unparking of E
vehicles relative to deliveries of persons to the front door
or picking up someone at the front door. That can Le
handled simply by putting in an areavwhere someone can pull
off the site and wait for somebody else to pick someone up'
or drop them off.

Q Bagsed upon your traffic counts and your
analysis of the site, have you mached any conclusions
concerning traffic with respect to this particular project?

A Yes.

Q And what are those conclusions?
A With regard to the traffic genaratigg‘frcm the

T e e A IO

e g 0 e PO ks o e AN R -

development is minimal and¢ will not raise what is termed the |

B T i msmtice (N A S AR 5 o s SRR g e o SR S o e,
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1evels of service. What that bhasically means is the tratfic

s R LS
R sy e 9

conditions would basically ke the sarme., The volume of
traffic would not be such to change the conditions of the

intersection. With regard to the site plan, it is, I
L TR ¥

balieve, the site plan provi&es fot aéequata internal

R
It e,

circulation, obvicusly, it is a prime sita plan. Specific
adjustments can be made at site plan time relative to

details, but the basic concept I think is a good one. I

bl g

think the huilding is well suited in relationship to the
shape of the property itself. I think the parking is
sufficient to insure that you will not have a demand on any
of the adjacent lots mentionad by Mr. 8trong. I thinéfdﬁ
important consideration from a traffic standpoint is thé
fact that the facility is within walking distance to
commercial areas which would minimize vehicular activity
and, finally, I think another important consideration, at
least from the traffic and the negative aspects of this
application, is that commercial development of a property,
a portion of which is zoned commercial, would certainly
result in equal if not greater traffic activity at this
location., It will obviocusly create demand for off-street
parking as well.

Q Mr., Key, have you prepared a written report

comprising your testimony here this avening?

A Yes, I have.
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Q Does that written report contain alsc some
of the recommendations you indicated you had with respect

to the site plan details for this project?

A Yes, it does.

Q Is this a copy of the report that you have
prepared?
A Yes, sir.

Q I would like to submit four copies to the
Board.

(Traffic study received and marked

Mpplicant's Exhibit A-2 for Identiiica;ion.)

Q During your testimony, Mr. Ney, you Lnd&GSted

that the parking stalls that have been provided are ten

by twanty?
A Yaa.
vl Tha ordinance does provide for nine by

twenty by reallocating the parking. Would there be an
increase in the numbsr of stalls that could be obtained?

A Yes, I looked at the provisions for the nine foot

| stalls and changes without changing basically any of the

schematics until then. The width of the land and the lengt

of the areas for parking changes the numkter from 50 to 56.
Q Did you evaluate the plan with respect to

access for emergency vehiclas?

=

& Yes, 1 did.
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Q Could you tell us the results of your evaluation?
A Basically, the plan provides for initial circulation

tton emergency vehicles with the one exception on I mentioned

gquess, the ncrthwest corner of the parking area. That
should be increased. This can be done by simply cutting
back the island. With that exception, the plan does provide
for emergency vehicles being able to circulate within the
site itself.

MR. DALTO: I have no further questions
of Mr. Ney.

THE CHAIRMAK: Have you any ccmmn;ta on
a one way design basically in the opposite
direction?

MR. NEY: Basically the whole world mchs
counterclockwise. You would have a hard time
orienting people to a reversal of the traffic
flow. You would find basically people would
flow in a counterclockwise direction. I think
the other concern I had mostly was the fact
that the predominant flow of traffic willvnot
make a right turn from Plainfield Avenue onto
Hamilton. It will be a left turn. I am a
little concerned that anybody just going

straight across has to cross the major flow of
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traffic. I also considered the possibility
of shifting the building slightly to provide
a two way flow and didn‘'t like the way it
would line up with the existing South
Plainfield Avenue.

MR, RYNO: I visited the high-rise
senlor citizens over on Park Avenue one day,
and I noticed there that they have numbers
in their parking areas. Now, is it customary
to assign the residents a number?

MR. NEY: I have seen it done both
ways. FPor example, there is a high-rili
in Keyport, the name escapes me, it is right
off of Route 36, which has numbered spaces.
Thay actually correspond to people who have
vehicles within the facility itself. They're
numbered there. Their ratio is about a half
per unit in that particular facility, but
you still have the spaces numbered.

MR. RYNO: In our parking lot at one
time we had problems because the City had
80 many cars. We didn’'t have spaces and
someong came up with a suggestion that a car
like a Volkswagen really didn't need nine

feet. So, they reduced that and, by assigning
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peopla numbers, they were able to pick up a
substantial number of parking spaces.

MR. NEY: Well, compact car spaces are
only seven and a half feet and right now
compact cars are about 40 toyeo percent,
depending on where you look, of the total
nunber of vehicles on the road. The parking
standards haven't caught up to that change.
80 you would get a lot more assigned spaces
if you put compacts in.

MR. RYNO: You could assign the peoplo.

numbers. .

MR, HEY: To people who have units,
yes, you could do that, to people wheo have
vehicles.

MR, RYNO: WwWould that be in violation,
John?

MR. GRAF: We have some already where
we put compact cars, but in my personal
opinion, most senior citizens are going to
have big cars.

MR. NEY: And probably older cnes too.

MR. GRAF: That's right.

MR. LANE: Mr. Ney, the units -- non-

subsidized units in Pitman, New Jersey and
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Philadelphia, or outside of Philadelphia,
Pennsylvania, and in Hightstown, are they
all condominium-type units, 40 you know that?

MR. NEY: I don't know. I know the
one, I beliave, the one in Pennsylvania is
a condominium unit. We worked on it, and
the reason we studied that cone, we are putting
a similar one in Voorhees Township, down in
South Jersey. Those were sold. They were
condominium units. There was a very high
maintenance fee. That, besides the higy
maintenance fee, is almost like high-riéﬁx
Hew York living but I am not sure aboutzi
Hightstown and Pitman.

THE CHAIRMAN: Do you know how many
parking‘units with regard ~-

MR, DALTO: I believe Mr. Strong has
an answer to your specific question.

MR. STRONG: The Meadow Lakes project
in Hightstown.  is condominium units.

MR, LANE: So the only one we don't
know is the one in Pitman. Do you know how
many units, parking units, were provided in

Pitman?

MR. NEY: Yes, Pitman had in the range
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of , approximately, a third; .33, and it wasn't
enough. It wasn't encugh because, again, the
Pitman facility, that really needed about .S5.
People were parked partially on the street

there, s0 the lot was never full. I noticed

Pitman.

THE CHAIRMAN: Do you know of any unitJ

in Philadelphia that were .6, .65 to be exact?
MR. LANE: In other words, --

MR. NEY: That was the medical facility

associated with it. ::

£

MR. LANE: 1s that the one you testifiqd

to in Hightstown? Hﬁu'many parking -~

MR, NEY: I don't know. I have it in
the files, but I don't know offhand.

THE CHAIRMAN: Any more guestions?
Any guestions from the audience?

Looking at the time --

MR. DALTO: Would you like me to
defer my witness until the 23rd? 1In the
interim there will be revisions to the plan
based on some of the comments we have heard
this evening. We will submit them to the

Board in the interim.

|
i
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Does the Board want Mr. Strong to
return?

THE CHAIRMAN: If it is not too
inconvenient, I would like to go through his
testimony again, but I think it was guite
detailed.

MR. LANE: We might even attempt to
make the provision to questions that the
Board has so that they can get them done
first. Then you can proceed with your next
witness., We would also like to see Mr.
Cariste herxe. -

THE CHAIRMAN: This meeting is

adjourned.
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