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(Transbfipt of proceedings of July 5, 1977,'connehcing
at 9:45a.m) |
GEORGE T. AKAHASI, previously sworn,

recalled.
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'objection being placed into evidence. Mich of

THE COURT: I'nwsofry for the delay here,
gentlemen. Being the oniy one hére, I get
everything.

Now, could we ascertain what parts of
M. Akahasi's report that you feel you want to
object to, M. Sutton, or are you prepared directly
to cross this norning?

MR. SUTTON. Most of the report | have no

the report is, of course, statistics. The statistit

seemto be comng fromreliable sources. However
| think that M. Akahasi should state under oath
that the report is not under oath, so there should
be sonething under oath that the statistics are
correct, as a matter of form

More than anything else, it will also be
my understanding that our planner has been on
vacation so | have not been able to go over this
with the planner. There may be later statistics
and we woul d, of course, be open to that.

THE COURT: That is in your case and you
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Trends in Fourteen North Hev Jersey Counties.

3

Wou'ldﬁ't bé precluded from doing that'. Of cour se,
that is in your case, of course.

MR SJTTGN So, as far as the statistics
are Concern'ed, | have no obj éction. "That is a
great deal of the report. There are a numba of
news releases, Section 3-4, there is a news releasq

THE GOURT: Just a momait now, wait until
| get thé exact one, 3-4.

For the record, this report is set up in
such a way that three is in Raman numerals as a
section, then 4 is page 4 of the report.

That is entitled Population Employment

What paragraph are you referring to?

MR SJTTON The footnote, a news r elease.
| don't think any of the news releases are compe
tent evidence.

THE CGOURT: Well, it may not beper se, but
it provides a news release dated‘June 16, 1975:
"The Regional Plan Association makes the following
observations. The recent U. S. census announces
that America is —." That doesn't really -- |
don't think that detracts anything from this
testimony. It is showing you part of the source

of his testimony.
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If yéu want it not to be considered, |
consi der Footnote 6 as not overwhel ninglya
probl em |

MR. SUTTON  The next news rel ease woul d
be Romin.numer al V, page 6.

THE COURT: Roman nuneral V, V-6. It is
alittle footnote which refers to paragraph —

MR SUTTON That will be paragraph 2.
AQditi onal |y, we note that an article in Sunday's
New York Tinmes real estate section — |

THE COURT: Wel |, the fact that New Jersey
Bell is noving its headquarters from Manhat t an
to Baski ng Ri dge has been pretty much a matter
of common knowl edge for sone tine.

Addi tional | y', whether A, T. &T. is running
Its college retraining programover in Hopewell,
New Jer sey, and rel ocating people there, all
t hroughout Hunt erdon County and Del aware Townshi p,
who | know took a nunber of those people, and
Raritan Townshi p took a nunber of them | don't
see how we , can reaily di vorce ourselves fromthe |
fag:t that we know that these corporate entities
are providing relocation services for their
enpl oyees.

MR SUTTOK: |t is not the content that |
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these are newspape items rather than something

o ¢ A

'says that judicial notice can be taken if in fact

one source and is hearsay. | am not certain that

5

really dbjecting to, it is more procedure. That

like a U. S. census.

THE QOURT: He is available to be cross-
examined on thése, He may have independent knowl-
edge of A. T. & T.'s activities over and above
that. If you want to cross-examine him on it,
fine.

To say that procedurally it is hearsay, it
is a judicial statement and it doesn’t fall within
the exceptions to Rule 63, the sub part thereof,

| think part one of the Rules of Evidence

there are facts of which we can judicially take
notice thereof.

After the Qakwood at Madison and Mt. Laurd

cases; so forth, with all of the people moving
around, why don"t we say as to that,'we can Cr oss-
examine him before | rule on that one.

MR SJTTON Then also on 3, Manhattan
Savings Bank, this also is hearsay. It mentions

only one bank, and we don't know, it is just from

it is reliable.

MR SIERNS Your Honor, may | just interjec
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to save time at this point? | don't want to

interrupt Mr. Sutton, but this is one of the
problems that come up. | know it is honest, but
nevertheless, a misrepresentation. -The Manhattan
Savings Bank waé directly the source which
Mr. Akahasi interviewed.

What we can do, if we raise these points,
| can ask Mr. Akahasi to demonstrate that there
Is more than just Manhattan Savings Bank and it
{s not a clipping, neither was the censué data.

THE COURT: What you are talking about is
that all the banks have a form by which they calcu--
late what income an applicant must have. You know
that, you do a numbe of closings yourself for
various banks. You know that someone has to have,
| think the one | heard was that one week's
income should not be exceeded by the payments.
That is one formulé, 257+ of the monthly income,
which seems to be a limit as to some banks. Other
banks have a third, or no more than 2% of the
income, and maybe savings and loans have another
approach. But there are different approaches as‘
td whatever it is that goes for them to grant a
loan.

So if you want him to testify on page 3,
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section V, page 6, | will let him testify to it.

What else?

MR SUTTON  Then on Rorman nuneral V, page 9

that is the second paragraph. There is a reference

to an article in the Hunterdon County Denocrat.
THE COURT: Now, there it says, The Hunterdon
Dem)crat. says, "Younger people who grow up in

Hunt erdon County have experienced di flfi culty find-

ing residences in the County in which they grew up.

1 wouldn't need that footnote. | know that
in the Dstrict Court, fromthe |landl ord and tenant

matters, that in Hunterdon County there is a short-

}age of houses. W have to go overboard w th young

married peopl e who are di spossessed to give themup
to six nonths to find houses.

Wiat that article says, | know that that
is true, fromthe Dstrict Court and | andl ord and
tenant situations.

MR SUTTON  There are other factors al so,
whet her or not they are responsi bl e people.. There

is also the fact that many of themhave troubl e

finding enpl oynent, we all know that. But shoul d

sonething froma paper be taken as evidence, we
don't have all the factors.

THE COURT: | amperfectly willing to | ook

-
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.here are factors, such as transportation.
1

Xhere is very considerable study necessary as to

2 aUofthe townships in these couaties, and to the
3
4 State.
.TO COOK: That is your opinion. «hat you
c |
Wd do then is, you are not talking so nnah
6 : : . :
~ about the adimissitAfixt{p & his testimony, as the
. .
o weight of his testimony.
Xt is up to.you on cross-examination, to
9l |

. N «» «f there
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fumeral, VI-1. M. Akahasi Constantly uses the
plural .

He had testified that he, although the
firm's name is George T. Akahas and Associates,
Inc., that he works by himself.

Now, throughout this portion all we hear
is "we our". | think that there should be an
explanation whether or not he had assistants or
whether or not this was solely his work.

N THE GOURT: Yau want to explain that,

Mr. Sterns, request it of your witness, please?

MR SIERNS | would very briefly question

 Mr. Akahas only on the points that were raised

by Mr. Sutton.

| do want to point out, with regard to
Mr. Sutton, | think he has misstated the reason
that Mr. Akahad is offered as an expert.
Mr. Sutton has just stated that Mr. Akahasi was
retained to decide or determine the marketability
of the units. That is not at all true.

His report, which has a cover letter dated
Madh 10, and the depositions which you took,
Mr. Sutton, should indicate to you that he was re-
tained specifically to decide what or to give the

basis of his expertise as a land and housing
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~in light of the Madison case.

o o b~ W

with regard to the specific questions, and 1 will

pretty closely.

11

That information was furnished to you. |
think it is unfair to charaéterize him as doing
what previous witnesses have already testified,
what they did.

| just want to lay that to rest. | believe

the information before you should lay it to rest

get to them afterwards.

THE GOURT: . Mr. Cain, what is your objec-
tion? |

MR CAIN: Your Honor, | believe Mr. Sutton
has pretty mud covered the questions we have.
If that is the method that you intend to use to
let the report go in, rather than have the witness

testify, he ssemed to be following the report

THE GOURT: Line by line.

MR CAIN: If there is, in following on
Mr. Sutton's discussion of newspaper articles,
on Ramen numberal VI1-7, from the Hunter don
ﬁwiav, | don't know if Frank intended it to be
exhaustive, but it was just pointing out --

THE COURT: Seven, you say?
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.Mrs. Nabor would be here testifying, and | don't

1]

12

MR CAIN: Six, I'm sorry.

THE COURT: What you are saying is doubly
hearsay.and they are saying, the newspaper is
saying, what they were told Nev York Life had
told them? .’

MR CAIN: This is a step or two removed

from the usual newspaper hearsay. | would think

see that.

THE COURT: If Mr. Sterns thinks that is
necessary, he can ask Mrs. Nabor, or he can
subpoena someone from New York Life.

MR. STERNS | have no objection to
dropping it. It merely establishes Mr. Akahasi's
conclusions and | don't need that.

| don't assume you are questioning, for
whatever its weight, his own statement, which
is prior to that footnote, i.e.,"Major corpora-
tions, when locating their national offices or
research and development facilities, invariably
choose a showcase location."* That is a conclusior
of Mr. Akahasi-that stands by itself. You can
contest it, or it may not have any weight. It
IS up to you to show, and | don't have any objec-

tion to dropping the clipping out, which is only
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‘an illustration supporting his point.

data, from sources that nost are famliar with

13

MR. CAIN M point is, when you take a

report which is generally full of statistica

and recogni ze and intersperse in newspaper
articles, there is a danger of illustrating them
to a higher planethan they ought to be.

As |ong as everybody recogni zes that,
| amcertain that the Court does.

THE COURT: " | amnot going to take into
consi deration anything that the newspapers have
wth regard to hearsay. | amsatisfied that
t he procedur al requfrenents of hearsay. | wll
el i m nate wherever his opinion wuld stay
unsupported then by perhaps hearsay.

MR. CAIN. M. Akahasi can base his opi ni oM
on the newspaper articles if he wishes. | think
that this report has other statistical data in
it. M. Sutton otherw se covered all of ny
poi nts.

THE COURT: You want to grab those two
points and we will go directly to cross,

M. Sterns? |If this is agreeable to everyone,

to save tinme, it is agreeable to everyone to put
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Akahasi - Sterns - direct o ' : 14
'fhe répoft in evidence?
MR CAIN This is based on the assunﬁtion:
Athat he is gofng to follow, he is going to testi-
fy to marketable concl usi ons that are in the
report and then, of course, we would Iike to be
hear d.
DI RECT EXAM NATI ON CONTI NUED BY MR. STERNS
Q Let me start out this way, M. Akahasi.
Ve are now referring to the part —is it P-94 for
|.D., dated March 10, 1977, whi ch you conmenced testi-
mony on | ast Thursday, June 29, | guess?
Let me ask you, M. Akahasi, if thereis

anything in that report that as of this nonent this

| morni ng you woul d not stand by and repeat as your

expert opi ni on? A No, not that
| know of.
Q So that you endorse every concl usion,

every word in it as if you were stating it here today?

A 'Yes. | nean, there is additional informtion
that is available t hrough the recogni zed sources, and
so on, which are not in the report. But they do not
change the thrust or the substance of the report.

‘Q You nean |ater information?
A Yes.

Q Let me cover that in a minute. Now,




N\

wilaw

[HtSPr»N

NI

.




. FORM 2046

PENGAD CO.. BAYON “N.J. 07002

()

g

10

1

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Akahasi - ‘Sterns - direct ' - 15
goiﬁg.on, juét to the points that were raised heré, I
would Iik'eiyo.u to turn yéur attention to page Ramen numeral
ill-4. Yau have heard reference to footnote six of a
news release from the Regional Plan Association.
| Looking back into the text of your report
to footnote six, the paragraph which precedes that, that
i‘S SiX, at the end of the last full paragraph.
That paragraph, indeed the whole page, gives
a series of statistics about the inner ring, the intermed-
late ring, and the outer ring. 1 would like to ask you,
Mr. Akahag, if you can tell us where you got the statis-
tics, what you base that information?
A Those statistics are available through the Bureau
of the Census. They are directly taken from the '50 and
'70 censuses and the more recent updated information,
which are estimates for 1975.
Now, the news releases which are referred to, 1
did not take any data frcx;r1— that. The news release is not
a newgpaper article, it is a copy of a newns release issued
by the Regional Plan Association, which 1 have a copy of
in my office.
Q So that the statistics are independent then?
A e Quite independent. It was merdly -- .the purpose of
that wés merely to point out that some of the news articles

actually on the subject of the growth of non-urban or
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Akahasi - Sterns - direct : : 16

non-metropolifan counties, is not necessarily to be taken
as a demor!stration of a 's‘hift from urban to rural popula-
tion in the United States as a whole. |

That is the reason for the rurall — the appearance
of rural growth and population is that the counties which
are shown as rural are rural only in the sense that they
havé not been classified as metropolitan by the Bureau
of the Census, per referral.

Q _ Mr. Akahasi, going on next to C-6 or 5-6 of
your report, you have heard reference this morning to
Sunday's Nev York Times real estate section and the
Telephone Company. Just to put it in perspective, “can you
tell us what, if any, studies or conversations you had
with anyone related to that, or relocation in general

for the Telephone Company, other than that article?

A | am not sure 1 understand your question.
Q Do you have any independent basis?
A Well, the obvious thing is that 1 do not depend

upon a newspaper article, aﬁd it mentions Ma Bell as my
source of knowledge, as to the ratio between incomes and
housing costs. J

1 have been working on this subject since way back -
well, twenty eight years ago. VJ have always dealt with

rent income ratios, sales price to income ratios.

Over the years it has changed.‘ At one time a two
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Akahasi - Sterns- direct o 17

and a half tines.to one ratio was once considered to be
appropriate for a home buyer. But in the last five years

at | east, it has al nost been universal that the ratio is

~two tines the famly incone.

Now, the 25%rent incone ratio is wdely utilized
by the Federal governnent. At one tine it was nore |ike
20% Currently théy use 25%as a fairly standard ratio.

It is utilized in Section 8 of the rent supplenen-
tation program as a poi nt at which the suppl enentation
begins, in order to provide the subsidy, insofar as ny
information, fromthe NhnhattanASavings Bank. That is a
direct result of a telephone conversation that | had with
their staff in the nmortgage |ending program

| hardly think that the substance of that section

of the report would be argued by nost people who have

famliarity with real estate.

Q So in sum would you describe that Tines

article illustrative of the major point of view?

A Preci sely.
d Going on —
THE COURT; | think we can all agree that

the New York Tines Sunday section in real estate
I's probably one of the nost accepted docunents
along the east coast to ascertain what is occurring

inthe real estate market. | see that every week
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Akahasi - Sterns - direct : - 18

and it'is-aIV\ays filled with infornation.

[MR STERNS: | would contend, in another
) S

, context, that statistics in the New York Ti nes

Sunday real estate section could be accepted as
an original source.

In this case, | nerely want to ask the
witness, which | believe he has stated, that the
clippings or articles thus far are only illustra-
tive of the major points that he has made} I ndepen-

dent of any findings in those articles.

Q Now, going on, well, I wll skip G9, that
Is the Hunterdon Denocrat. | ask you just to turn to
Appendix E.

As was noted, counsel raised the question

of the source of the appraisal, which is listed as Blau-
Lasser. Can you please describe Appraisal E in some
detail ? A Specifically,
the details of Appraisal E, are a breakdown of residential
sales in Clinton Township from 1970 to 1976.

Now, the information was obtained by the client
from a real estateconcern called Blau-L asser.

Now, | have not questioned whether this informa-
tion is correct or incorrect. It seems to me that this

is.a recognized concern. They are dealing with the same
basic data sources that are available to everyone else.
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Akahasi - Sterns - .direct : - 19

| mug confess that the figure, if you will take
1975-1976,,Wi%[h which 1"am generally familiar, that the
median price of the homés sold are almost -- they are
very similar to those whiph | have tabulated myself
from the Hunterdon County multiple listing service, and
those that the gentleman who gavethe previous testimony albo

went into in mudfl'greater detail.

Q Mr. Blazure? A Mr. Blazure,
yes.

Q So t he next qu.esti on 1 woul d want to ask
you, M. Akahasi, is wthreference to the use, and |

guess itis particularlyin Section 6, page 1, that we
referred to it wth respect- to the use of the word or
phrase "we't. | ask you, what context you used that
report, 1 may have the wong page. Apparently at some
poi nt, as you wi | | renmenber, counsel points out that you
used t he phraseol ogy "we" rather than "I". | guess he
wants to know, and we want to know, how you used that,
what do you nean by that? Are you solely responsible.
for these concl usi 6ns? A 1 amsolely re-|
sponsi bl e for these concl usions.

| amnot trying to create the inpression that 1
have a huge ‘organi zation, | amnot even interested in
creating that inpression.

M/ services are generally sought by people on a
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Akahasi - Sterns - direct ‘ - 20

reféreﬁce ~bva'sis becéuse they know | am going to do the work
for them myself and not .'send some second year professional
Mho is training at the client's expense.

Now, the reason that | used "we' is not to create
this impression, but more as just a kind of professional
technique of writing it. It just is not generally done in
reports that you write a long report and say | think this
and | think that\, that sort of thing. It is just generally
written in this context sort of, | suspect, to give it a
Ii.ttle bi£ more of a personal touch rather than that of a

highly. personalized one.

Q In other words, you are using the editorial
"we'? A Precisely.
Q 'Finally, Mr. Akahasi, | think at the outset

this morning you mentioned that there may be, or you may
have some updated statistics.

Let me just ask you, since the preparation of your
study in 14arch, have you monitored official government

statistics or other sources on either income or housing

"costs? A Yes, | have

followed any information that has come across my desk, or
what | have seen in newspapers and sought out the sources
to verify 6r to get more detailed information. One of
which is the Bureau of Labor Statistics.

Q You said Bureau of Labor Statistics?
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Akahas - Sterns - direct . 21

A Of the Department of Labor, the United States

Department of . Labor.

Q ‘Can you identify what it is that you have?
A The report — this, by the way,’ is a news release,
a very long one. It is for release on April 27, 1977.
The title is, "Autumn, 1976, Urban Family Budgets and
Comparative Index f'dr Selecting Urban Areas."

This provides you with, for a typical four
person family, in the United States as a whole and various
communities, what the typical family would have to spend
in order to maintain a certain level of living.

It is broken dom into budget Ievels, for
lower income families, intermediate and higher. These are
lower budgets, intermediate budgets, and higher budgets.

For the Nev York, northeastern Nav Jersey
area, for autumn, 1976, the total budget, or the lower bud-
get for families is $10,835 a year. The intermediate

family is $18,866 a year. For the higher family, $29,677

per year.
Q | Is that consistent with your study, does it

change any of the -7 A | don't think

that it changes anything. | might smply say that the

Department of Housng and Urban Deveopment has set up

certain standards for the Section 8, rent supplementation

program.
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" Eight Si(mply is that families who can buy or rent housing

- the Federal government, will make up the difference.

Akahasi - Sterns. - direct : : 22

Q . Describe Section 8? A Sectiojn

up. to a certain limit in existing or new housing, and if
their income at the rent that they can afford to pay, based

upon a 50O rent-income ratio, is income adequate to cover

the market rent for the unit. The agency, that is to say

For Hunterdon County they have set up a series of
limits.. For a family of four it is $13,000.
Q How doesv that work, $13,000, for a family
of four in Hunterdon County? |
THE COURT: What Statute, | don!t‘ Know
what you are referring to.
THE WITNESS It is HUD. The HUD, Section 8
program.
THE COURT: | don't know what the specific —
Q You are referring to }the United States Housing

and Urban Development law, Section 8, | think, of 1974?

A This is a rent supplementation prOgram.
Q It is the Federal supplement program?
A Yes. That represents 8% of an estimated median fami

income of $16,300 in Hunterdon County, in 1976.
The obvious conclusion is that the family of the

median income of $16,300, would be able to afford to pay

$32,600 for the housing unit based upon the two times ratio;
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- Akahasi - Sterns - direct . : 23

s THE COURT: Let's go back, | amlosing you.
e \’(ou_t.say t hat peopl e who nake $16,300, a fanily of
fout, can get a rent subsidy for $13,000?

THE WTNESS:  No.

Q Mr. Akahasi, can you explain the rent supple-
ment program? - A The rent supple-
ment program sets certain limits, income limits, to qualify.
To become eligible, in other words, if a family of four
income is below $13,000 per year, you are eligible to apply
for rent su.pplementation. ~If your cost of housing is
above 2% of your income, it makes up the difference betweeri
what the actual market rent is and what 2 of income
represents.

THE COURT: So the break-even point, you
divide four into $13,000, would be $3,333, if their
cost of living —

THE WTNESS:  $3, 333.

THE COURT: Then they could apply for rent
supplementation?

THE WITNESS. Right, excepting --

THE COURT: But you are taking the opposite
of this. Therefore, if somebody makes $16,300,
they could buy a $32,600 house. | understood the
step one, then you turned it.

THE WITNESS. The reference of $16,300 is that
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Akahasi - Sterns - direct ’ 24

the HLD',baées its income limits for Section 8 on 8%
of the fnedian, estimated median income for that jurig-
dihcti'on; $16,306 represents $13,000 is 8% of
$16,300. |

So that was HUD's estimate of median income
for Hunterdon County in 1976.

What | am simply saying is that with the two
times multiplied $16,300 by two, you come up to
$32,600, which is, presumably, the affordable housing
h;)using unit that this family could buy.

Now, also, it just happens that in May, 1977,
the Bureau of the Census issued a report which is
called "1973 Revised" and in parenthesis, -75,
Population Estimates, and in parenthesis, 1972
Revised. The Revised is in parenthesis, and 1974
per capita income estimates for counties; incorpor-
ated places and selected minor civil divisions in
New Jer sey.

Q When was that issued? A It was
issued in May, 1977. According to.this, on the income --

THE COURT: Don't you think what he is
referring to should at least be marked for identi-
fication?

He testified that this is the first document,

then he testified to the second document, and it
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Akahasi - Sterns - direct “ - ‘25

hasn't even been marked or identified.

, MR STERNS | was going to do that, Your
}4on6r,lbecause thére\Nas only one cbpy, | just
thought l\Nould let him testifylto that first and
then have it marked.

THE COURT: What about the first document
that he‘firéf referred to?
(Document entitled Bureau of Labor Statistics
for Release April 27, 1976, marked as Exhibit P-96
for identification. Document entitled Current
Population Report marked as Exhibit P-97 for iden-

tification.)

Q M. Akahasi, sonme docunents have been marked.
P-96, Bureau of Labor Statistics for Release April 27, 1976,
which are the 1976 urban fam |y budgets and conparative
I ndexes sel ected for urban areas.

| ask you if that is the docunent fromuwhich

you have been testifying? A Yes.

Q Had you conpleted your testimony on that?
A Yes, | have. -

Q  Now, next is P-97, which has been narked.

That is entitled Current Popul ation Reports, fromthe Depart
ment of Commerce, revised 1975 popul ation estinates and

1972 revised in *74 per capita income estimtes for county
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Akahasi - Sterns- - di rect - " 26

and incor‘p‘orated places and selected minor civil divisions

| in New Jersey.

Were you in the midst- of testifying from

this document? - A Yes, | was
about to.
Q Had you completed that?

A No, | had not.

Q Will you briefly summarize for us what this
document contains as.it relates to your report?

A It contains the 1975 population estimates for small
areas such as Clinton Township, by a census designation
below the level, let's say, of the County, which is avail-
able on an annual basis.

It also proyides per capita income estimates for
counties and these minor civil divisions.

1 would simply point out that according»to this
report the Hunterdon County, 1974 per capita income, X‘as
$5,351, This is per capita or mean income per person as
opposed to families.

This is up from a figure of $3,623 in 1969.. For
Clinton Township itself, the 1974 per capita income was
$5,107. In 1969 it was $3,576.

How, in 1970, the average population per household
was 3.3 in Hunterdon County. If you simply multiply that

1974 per capita figure of $5,107 by 3.3, you derive a
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Akahasi ;ASterns - direct ’ - 27
figu;e in ihe'ordér of .$17, 000, which would represént t he
nﬁan income in that yemy;.mMich}is now t hree j”“ears ago. .
| (U. S. Departnment of Conmerce, Bureau of Cen-
sus Repért mar ked as Exhi bit P—§8 for identificafion.

Q I have what has been marked for identificatier
as P-98, U S. Departnent of Commrerce, Bureau of the Census,|
U S. Departnent o%~Housing and Urban Devel opnent, for new
one-fam |y homes sold and for sale, dated February 17, 1971,
That indicates that it was issued Aprii, 1977.

| ask you if yoU can identify this and tel
us if there}is anything relevant in the sense of updating
your study? A Right. | nerely
wanted to providé a figure on the rising prices of hones,
new homes, that have been sold.

In 1973 the nedi an sales price of houses sold, new
houses sold in the United States, according to the Bureau,
was $32,500. In.February, 1977, the nedian price was
$47,500, whichisa fairly substantial increase.

In that sanme period of time the mean 6r aver age
sales price increased from $35,500, that is to say in 1973,
and in February, 1977, the figure was $53, 100.

Now, if you take the medi an incone that HUD has
givenus, it is $16,300.for Hunt er don County for 1976, and
conpare it to 1973 nedi an sales price of $32,500, they woul d

sort of match up. But at the tinme, four years have passed




Akahasi - Sterns - direct ‘ 5 28
1| ‘and, of 'coufvse,‘ the problem is of a completely different
(G 2| nature today.
3 ‘Q Mr. Akahasi, do you have any further statistics
4 supplementing yoUr report since on prepared your réport?
51 A No, | have nothing further that 1 want to add at
6 this point.
7 THE COURT: Let me ask you now, if it was
’ 8 $16,30.0 for 1976?
, 9 _ THE WITNESS  That is HUD.
J 10 THE COURT: You are using 1973, the $32,500
: 11 figure?
; 12 , THE WITNESS Yes.
‘j"}% ( 13 THE COURT: Now, it is $47,500, it is out of
w 14 reach of the $16,300?
15 THE WITNESS  Exactly, it is completely out
‘ § 16 of reach.
: 17 . THE COURT: It does not satisfy the old ratio
18 of two, this would have to be more like three?
19 | THE WITNESS Yes, that's correct, that's
20 right.
21 THE COURT: So, therefore, it is out of reach
22 of those people to get a nedian income type of hous-
23 ing?
24 THE WITNESS. Right.
~— 25 THE COURT: They don't have the income to
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Akahasi - Sterns - direct' ' 29

métch it énd, therefore, thére has to be some other
type ,of housngmade available to them, is that
your point? |

THE WITNESS Exactly.

THE GOURT: | want to be sure | ha__d your
point. | didn't want to lose it in all of the
statistics.

MR STERNS YourvHonor, that concludes the
direct examination..

With Your Honor's and counsel's per mission,
these three exhibits just identified, if | may, |

will have them introduced and have copies to you

THE GOURT: There may be a problem there

with regard to the information and index E. If you

are going to rely upon it, since it is an independent
study, | suppose you do have to get a consent from
counsel as to the fact that the study was made and
provide a basis for it. Since Mr. Akahas relied on
it, bring in snrhebody from Blau-Lasser, those people
to cover it
MR SIERNS Ya*r Honor, what | would suggest |
or ifhat | would like to rely on in that case, that
since the statistics in Appendix E are almost exact

parallel with Mr. Blazure's testimony, we will rely




30
1 | fon’ Mr‘... Blazure's testimony, because | believe they
2 . - .come almost to identical conclusions.
3 | | THE COURT: Don't forget Mr. Blazure's testi-
| 4 mony is limited to one year,l 1976.
5 ‘ MR STERNS Thank you, Your Honor.
6 , We will have to consider howv difficult it
7 would bé.to get substantiation of that Appendix E.
8 We may put it through on our direct case.
9 ) THE OOURT: If counsel would provide it in
10 writing to see if there is any basis for it — |
1 appreciate your pbint that this has been done by
12 someone else and he is relying on it. |
| <\‘ 13 MR STERNS | forgot that Mr. Blazure focused
* 14 on one year.
% ° 15 THE COURT. Blazure was one yeér.
? 16 MR STERNS We appreciate that, Your Honor.
: 17 We take it that these will be reproduced and provide/
18 and | have no further questions of Mr. Akahasi. |
19 : THE COURT: The repor"t IS being marked in
20 evidence, P-94 is marked into evidence.
21 ~ (Whereupon, Exhibit previously marked as P-94
2 for idehtification, marked into evidence.)
: 23 THE COURT: Now, we are going to gb to cross-
\ 24 examination on. the report.

25 You are swearing, Mr. Akahasi, this would be
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Alcanas - Sutton. - cross ’ : 31

you'r teétimony, as you would testify to your report

line by line, you indicated that you would have?

| THE WITNESS. Yes.

THE COURT: | Cross—exarhine.
CROSSEXAMINATION BY MR. SUTTON:

Q Mr. Akahasi, | would like to bring your
attention to Rorﬁan numeral 111, page 16 of your report.
This would be about the middle of the fourth paragraph.

You say the rate of growth in Morris and
Somerset, while increasing from 1950 to 1960, declined
from 1960 to 1970. The latter condition is indicative of
growth pressures spreading into Hunterdon as vacant land
in Morris and Somerset became more scarce and land values
increased.

Is that statement correct?
A That, Mr. Sutton, is an excerpt from pages 17 and
18 of the Township of Clinton Master Plan revision. That
is not mp statement.

THE COURT: Excerpt from page --

THE XtflITNESS  Seventeen and eighteen of

the Township of Clinton Master Plan revision adopted

by Clinton Township Planning Board on November 16,

1976.

THE COURT: Yes, indeed, | have previous

reference to that under population, that is contained
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Akahasi - Sutton - cross ’ - 32

in Exhibit J-3.
Q AlThere are then persons, in your judgment —

I n your judgnent that statenment is correct, is that not

correct? A | have no argunent

wthit as such.

Q. Al right. Now, you endeavored to fix regions
needs that Qinton Townshi p woul d have to satisfy. |Is
that correct? , A | made an estima

of the fair share on the basis of a region consisting of
five counties.
That woul d be a fair shar’e for Ainton Township,
using only one basic criteria for distributing t he need,
and that was vacant, devel opabl e | and.
Q That was the only criteria?
A That was the only criteria | used, yes, of several
that the State allocation report nmentioned, which nmaybe
was five,

| don't say that the other factors are not there,
but someone else couldn't use them. | just find tham a
little bit difficult to apply as easily as they have been
planned. J

Q | believe that yau testified earlier that
you had never mentioned the region on any other matter.
Is that correct? A No. As a matter

of fact,” | have delineated regions every time | have done a

11

te
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Akahasi - Sutton - cross ' . 33

st ud;}, whi éh is pr oBabI y at least 250 tines over the |ast
ei ght een years.

There is no way th.at you can devel op a nmarket or
estimate a. nmar ket for a piece of real ést ate wi thout having
sonme ki nd of geographical area in which that narket oper-
at es.

Q What'}'l am referring to, Mr. Akahasi, is

fixing a region within the meaning of the Mt. Laurel case

and the Madison_Township case? A No. The first
time 1 have ever read it, however, | don't see that there

is any basic difference. A housing market area is a
housing market area, whether you do it under Mt. Laurel,

the Madison Township case, or for some other reason. The

market area is not something that you simply change to suit
a legal case.

Q Isn't it correct that what you are actually
doing, Round Valley, is proposing a certain number of units
on their property, | believe it was over 3,500 units. They
wanted to know from you whether or not, if they built these
units, they would be able to sell the units. Wasn't that
why you were retained? A No, | was re-
tained to, as my report entitled, which | would read to
you again, the Study of Housing Heeds and the Beaver Brook
PUD. That is somewhat of a different study than .what one

might go into if you were si'fnply getting at the question




Akahasi - Suttgn - cross o : 34
1] of marketability.
2 || Q Wasn't''the principle purpose of your being.
é 3 retained to determiné whether these dwellings would be
4 mar ketable? ) ‘A | didn't get
5| that question, Mr. Sutton.
6 Q Wasn't the principle purpose of your being
7 retained to détérmine whether or not, if these dwellings
8| were built, they could be sold? A That may be
9 a reason, but that is not the principle reason. The
,k « 10 principle reason for retaining me was to study the need.
‘ f n Q In other words, what you are saying is that
'{j;’ “ 12 you were retained for the purpose of a court case. Is
l‘llj: fS 13 that correct? A Well, | knew
;1 ,- 14 there was a court case coming up, yes.
)]1 J 15 Q When did you start work on this project?
: £ 16 A About the middle of November, 1976.
| 17 Q When did you -- your report is dated, |

18 believe, March 11, 1977. Is that correct?

By A March 10.

20 Q March 10? A Yes.

21 Q Wul d that be the time you concluded your

22 work insofar as that report is concerned?

23 A Well, | suspect it was around that tinme. It nay
, o 24 have been a few days before and it nay have taken a day

. 25 or two to type it up, or sonething of that sort. But |
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Akahasi - Sutton - cross ' -' 35

believe that is approximately the date.

., Q Yau testified, | believe, that you took 30
tripsmto'the site. Is that correct, or at least 30 trips?
A | said that over the paét fhree plus years, | have
taken over 30 trips to Hunterdon County in connection

with this, or various other studies _that | have done for

the client.
Q | Hov many trips did you take for this study?
A _ Specifically for this study, two. 1 can't remanbe

exactly when they were, _but | think | took two.

Q Now, my questions were with respect to
whether you were retained to see if these dw.elling units
would be marketable. To determine whether a dwelling
unit is marketable, you have to determine whether or not

there is a need for housing. Isn't that correct?

A Yes.
Q  The two itenms go together, ‘do they not?
A Well, | think that one could distinguish between

need and demand. Effective demand is vvhat.you deal with
when you are trying to market housing. Need covers a
br oader expanse'; it covers not only effective demand, but
demand .that‘ is not so effective, because of incone.

Q Now, you, in determ ning the amount of hous-
ing Ci nfon Townshi p should suppl}', | believe the fornula

you used, you made a determ nation of the housing need in
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Akahasi - Sutton - cross: ‘ - 36

five counti eS, Essex, Union, Morris, Soner set and Hunt er dor

Count i es? . . A 1 did not nake
that det er.rri nation, | used the State figures on that, that Is
correct. | |

C> . Yau used the State's figures, then you

determined t_he amount of vacant, developable land, is that
correct? R A | also used
the State's figures. ‘

Q I am not questioning that. They are all in
your report with the sources.

Then you mede a division, you determined
how mudh vacant, developable land Clinton Tovvnéﬁip had,
and what the housing need was, hov much devel opable land
there was overall.

Then you allocated a certain number of houses
to be constructed by each municipality. Is that not
correct, isn't that the formula you used?

A | didn't do it for eech municipality. 1 only did
it for Clinton Township.

The process by which | did it was to simply take
the need as determined by two separate studies prepared
by the Department of Community Affairs, the State of New
Jersey. 1 broke it down into five counties.

Then in the case of Clinton Township, | simply took

that proportion of Clinton Township's vacant -- that the
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‘land bore t(;) the total developable land in the County, and

~made simply an arithmetic division, something like seven

Akahasi - Sutt'on- Cross ' .37

proportion ‘that Clinton Township's vacant, developable

and a half percent as | recall.

Q Now, one of your exhibits indicates the
amount of the vacant developable land in all of these
counties, is tha.t. not correct? A o Y es.

THE COURT: What exhibit is that, sir?
MR SJUTTGN: 1 will get to it in a minute.

| thought Mr. Akahasi might get to it quicker than

| could.

| THE WITNESS It is 6, | believe, the
municipality, 6.5 which breaks it down to Hunterdon

County and 6.2.

| MR, SUTTON: | believe that there is more

than one exhibit that indicates this, but 6.2 would

be satisfactory.

Q Now, this chart, 32 —

THE COURT: 33, isn't it?
MR SUTTON: 33, yes.

Q This indicates that there is still 8,813
acres or 10.6% of Essex County which is vacant, developabl®
That is what it

land. |Is that correct? A

says here.

Q It indicates that in Hunterdon County there
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are 67,711 acres or 2%. |s that correct?

A - That:]Ls what it,says.

Q In Morris County thereis more vacant, develo
able land in a higher percentage, 111,108,' 37.1%. |Is that
not correct? A That is what it
says.

Q Somerset County has almost as much vacant
land as Hunter don County?

THE COURT: 100,000 acres.

Q | meant almost the same percentage. There

are 46,562 acres and 23.7% of their land is vacant and

developable. Is that not correct?

A That is what it says.
Q Union has also some vacant, developable
land.
Now, you have another chart, | believe,

whi ch indicates the vacant, devel opable |and in Hunterdon
County? A Yes, five.

Q That is Roman nuneral VT, page 5, and that
Is chart 37.

Clinton Township, you indicate, that there
iIs 5,080 acres ofvvacant, developable land. Readington
is closer to the city areas, and has 10,143 acres of
vacant developable land, is that not correct?

A That is what it says there.
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Akahasi - Sutton - cross ' -39

Q  Wuld not these charts indicate to you,

lir. Akahasi”™ that insofar as Somerset County is concerned,

sufficient, vacant, devel opabl e land to take care of any
housi ng needs that they m ght have?

A Sir, | sinply allocated the need for our fair
shére, what ever you wi sh to call them on the basis of
vacant , devel opabl e land and | et the chi ps fall where the}'
m ght..

Ih didn't take from Hunterdon to give to Morris, or
from Morris to give to Hunterdon. It was smply a very
simple arithmetic calculation, taking the total and
dividing it Up on the basis of vacant, developable |land
that is available in those five counties..

- Q Did you want to continue?
A No, | did the same thing within Hunterdon County
as far as the municipalities are concerned.

Q Now, the reason you indicated such a high
allocation to Hunterdon County was because of housing
needs principally in Essex County, is that not correct?
A No, | didn”t do that. | said their housing needs
were then made from the five county area.

Since Essex happené to have a Iarge‘need figure, it
would be incorporated into it, yes. But | didn't take

Essex County's needs and transfer them into Hunterdon
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Akahas - Sutton - cross ' -' 40

C‘ounty.'. ] ju~s't lumped them all together and redistributed

Q . "Now, you have another chart which indicates
the counties who .are‘IQsing populafion and the counties
who are gaining population, did you not?

A Again, | have to 1"ind this chart. This is chart
numbe 12 on pége 6, Ramen numeral 1V, the middle of the
page. It is entitled Components Changed 1970-1975. Is
that the point you have reference to?

Q Yes. Now, we find something, | think,

Mr. Akahas, ttat | think is quite interesting here. All
of these counties except Hunterdon County are losing
population, is that not correct? A That is not
entirely correct. It says here'that the last figure you
see is net migration. That is not net population change.
The net population change is in coumn 3.

That means, what that effectively means, is that

in counties such as Morris and Somerset, the excess of

births over deaths was enough to offset the net of migration

population.

Q Let's go then to cdumn 3. There is an indi
cation t‘hat Essex County is losing population and that
Union County is losing population, is that not correct?
A Yes.

Q That Somerset has gained only slightly and
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Akahad - Sutton ; Cross . v : 41

Ltorris has not gained a great deal either, is that not
correct? ~ A That's correct.
Q" Wow, would it not be correct that since

Essex County and Union County are iosing population instead

of gaining population, that they would have ample room for|

the population that they have there?

A Well, that is not borne out by subsequent studies.
| refer you td a report of 1974 on the Three County SHSA.
The Nenark™® SMSA, which points out that they still have a
severe~housing shortage and that the quality of housing
IS very poor.

1 might also add only this, that this follows a

the older center, inner core counties, to the intermediate
ring, and then to the outer ring.

The figures on Morris and Somerset County merely,
what they do is substantiate the comments made by your
om planning consultants in this report, which says that
they are running out of land in Somerset, in Morris, which
is then beginning to overflow into Hunter don County. That
is what this data tells you.

Q . | think the report also says that the land
IS getti'ng more expensive? A | didn't say
that, your planner said that.

THE GOURT: Page 17 and 18, it says that,
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Akahasi - Sutton - cross . ‘ 42

doesn' @' it?
THE WTNESS: Yes, it does.
THE COURT: A-3.

Q You did considerable work in urban renewal ,

is that correct? A | have done con
si derabl e work i n urban renewal , yes, | have.

Q What does that consist of ?
A Well, it consists of a nunber of different things,
one of which is to programentire communities for renewal ,
whi ch ié call ed community renewal prograns. | have done
that for places |ike Washington, D. C, Norwal k, Dayton
and M | waukee.

This essentially is a kind of quaéi-economic based
study. It is a study which zeros in on the areas of the
community that need treatment of one sort or another,
ranging from clearance to just conservation.

Another type of study that | have done, which is
a very standard type of study for renewal projects, is to
determine if they were to clear land, would it be market-
able and marketable for what, at what basis: That is
called a land utilisation and marketability study, which

| have done. | have done many. of them.

Q You did not do any such study for Newark

and Essex County, or other cities in Essex County, to

determine whether or not this procedure should be followed
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so that the pedpl e who need hones wi |l have hones where

they work, did you? A Wl l, 1 have

done a |and utilization and narketability study for the

Town of Montclair in connection with their Lackawanna
M aza urban renewal project.
1 have done a simlar study for the Borough Park

urban renewal area in South Pl ainfi el d, New Jersey.

Q VWell, Mntclair is nore affluent over all
t han Newar k, woul d you not say?
A Ch, yes, | would say so.

Q But wouldn't it be important, isn't it

important that persons, especially with the energy crisis

that they find employment or, rather, have residences as
close to their employment as possible?

A Well, that may be a highly desirable objective,
but what has been happening is that employment has been

‘moving out into the suburban areas.

Now, you get what we might call a reverse commute

in the morning. So -there is something like a traffic jam

coming out on the Interstate Highway 80, all the way down

to 1-287, down to the A. .T. & T. facility.
On the other end, from the New Jersey Turnpike,

Exit 10, there is a jam all the way up to Somerville.

You have a traffic jam in the morning around eight o'clocl|

In other words, what is happening is that these

3
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their jobs.
. Q. “Have you also noticed the traffic on the
east bound | ane on Route 22? A Ch, yes, there

Akahad - Sutton - cross ' . 44

i-nlying areas, to the outlying areas.
| ItA isn't unusual for this part of the couhtry,
it happens in Minneapolis, Chicago. ‘Part of the jobs
are fleei ng from the people wo go to those jobs.
Yau can see it from going to the airports, people

are heading out from the city into the country to go to

is a great anmount of traffic both ways during the rush
hour s. |
Q Doesn't it seem to be the policy of the
Federal government to keep people in the cities, to have
urban renewal, isn't that an indication you getl from jrour
studies, that come out from the Federal government?
A Well, | don't kno* what the overall Federal policy
is. | would say that it has been a stated policy of the
Federal government to try to do something to improve
conditions in %he inner city;
| think that the money that has been spent in
terms of trying to improve conditions in the center city
has fallen off in proportion to the total expenseover

many, many years now.

So that center city programs have been under-funded.
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Akahasi - Sutton.- Cross ’ 45

As a m‘étte'r of. fact, very few of them exist at this time.

‘I',n other words, we don't have any more of what
they calml categorical urban renewal projects, in which
there was a breskdown in fhe cost of‘ land to représent
what the new uses could afford. Without that kind of a
breekdown it is very difficult to improve the center city
conditions. R

Q Yau didn't have any study at your disposal
that would indicate hov many of those people who need
housing from Essex County want to live in Hunterdon County
and hov many would stay in Esaéx County, if there were
homes in Essex County for them. |Is that correct?

A Ho, | don't think anybody else could make a study
of that sort, if you don't have a choice.

The whole principle of real estate economics is
not a numbers game.

The real economist's job is to read or to try to
bredict hov people will behave if they are given a series
of alternate choices’. In this instance | don't know how
you can possibly study it, because there aren't any choices
out here, atlleast for people of moderate income.

Q‘ No)v, your charts and your testimony relative
to charts have already indicated that there is a substan-
tial amount of vacant developable land in Morris County,

and that there is substantial amount in Somerset County.




()

« FORM 2048

":1 07002

PENGAD CO.. BAYONNE"

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25
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That the_ré is appro;admately twice the amount in Readington
T'ownship as in Cl.inton Township.

deld that not in.dicate that to supply the need
for Essex County and for Union County, that is if any of
those people should move out of the county and want to
move out of the county, that it would be better for the
devdopments to be“in Morris County or Somerset County?
A Well, thét is a highly — it is a very hypothetical
kind of qgestion. The fact of the matter is that the
statistics indicate that the people are not going from
Essex to Unibn, that is to say, in numbeas sufficient to

create a net positive in migration for those two counties.

They do dhow that there is a net positive, net
in migration‘for Hunter don County.

Ore thing that nobody controls, at least | hope it
never gets to the point where anybody controls, is that we
can tell people where they are going to have to live.

That is done in some places, but not here.

The obvious thing is that if you don't provide
people with choices where they are going to live, they will
live in the places where theré is housing of one kind or
another that iIs available to them. 1ftidh of it bad, as
evidenced by the studies made by the Department of Cammunity
Affairs.

Q There was a State study made and you refer to

-
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the study in- your report, making Clinton Tovvriship a part

A Yes, | did.

Q ‘Ycu used é considerable amount of statistics?
A  Yes, | used their data.

- Q Do you know how many people were working on
that study for the State?) A No, | have no

Akahas - Sutton - cross o : 47

of the region of Hunterdon County, is that not correct? -
A'  That's correct.
Q Now, in your report youw also took statistics

from that study, is that not correct?

idea. | don't knov anybody who worked on the study, as
far as | know anyway. |

Q Do 'YOu knov all of the factors that they took
into consideration when they determined that Hunterdon
County should be a region of which Clinton Township is a
part? A | knonv what the}
said they took into consideration, but | don't known that
they followed their om rules.

Now, 1 cite you the things that they said that
wbuld determine regioh. It says, sub”State regions for
housing allocation delineating the sét of sub-State regions
which facilitate an equitable allocation of present and
prospective regional needs for low and moderate income.

For the purposes of this, the criteria is defined

and | don't think —
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1 . . } Q“ - Yau are referring to another rebort not
2| marked, in’ evidence? . Not identified?
3 A | This one isn't. It is a State-wide housing allocatioin
4 plan for Nav .Jeréey. |
5 MR SIEHRHS | believe he was answering the
6 question you asked him about that plan, is that
7 right? )
8 THE GOURT: Now he is referring to it specifi-f
9 . _cally reading from it. It has never been marked,
10 " has never been identified.
Z 11 | MR CAIN: | think it should be identified.
; 12 THE WITNESS | think by virtue.of an execu-
; 13 | - tive order, that any plans have been postponed for
: 14 one year until January, 1978.
; 15 | They had something like four or five hearings
% 16 scheduled which were cancelled by executive order
17 of the Governor. The hearings have been cancelled
18 or postponed until aftef November, 1977.
19 This report has been referred to in the
20 : Madison case as a possible source 6f fair share allo-
21 cation by which they did not accord the degree of
22 relevance and strength to as they did for one, let
23 us say for the Ddaware Regional Planning Group,
24 bécause that had been adopted by various official
- 25 | groups.
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.draft that has not been cl eared.

~l\/r. Cain, wew !l all look at it.

Akahasi - Sutton - cross ’ : 49

- This is one, in a sense, which is an unofficial

What | -was beginning to say was that they
sinply didnft follow their 6mn-ru|esl

THE COURT:: You are freé to denonstrate that,
mark this.

'(Docunent marked as P-99 for identification.)

THE CQIJRT: Cone over here, M. Sutton and

THE W TNESS: No, the first criteria was the
shari ng 6f housi ng heeds. | won't go into that
ot her thing. |

I n southern Burlington County, NAACP vs.

Township of M. Laurel, the Hew Jersey Suprenme Court

made it quite clear for the first tine that munici -
palities nmust take into account not only | ocal
housi ng needs but al so the housing needs beyond the
muni ci pal ity's boundaries in the region of which it
is a part. |

The regi onal delineations should be reflectiv

of the intent of the M. Laurel decision, and perm t

equi tabl e sharing of the housing needs between areas
wi th high levels of present housing needs and for
resources and areas W th opposite characteristics.

The | ack of resources preclude, for exanple,

e
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-the designation of Hudson County as a region by

4it_se'lf. The concentration of housing needs in this

Akahasi - Sutton- cross | | 50

county would require a more expansive region than
the county itself.

This criteria (sharing housng needs), was
considered to be the r-oost important in the -selection
of sub-State regions, and would take precedence
over the other three.

Numbe two, socio-economic interdependence.
The regions should be characterized by evidence of
socio—ecqnomic interdependence with regard to
housihg choice considerations. That is, they should
reflect the geographic area within which housng
location decisions are made

| Housng decisions are related to job location
the location of community facilities and institution’
and to available transportation and services.

Now, data availability | don't think we need
to amplify upon. That data is usually available
for a kind of geographic subdivisions.

Then it refers to executive order 35 which,
of course,is the order by which | gather these
studies were made to help set up the allocation
system.

Now, 1 refer 3au specifically to criteria two

td
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. touching on Hunterdon County for the moment, | find

~and distinct region for housing purposes, when in

Akéhasi - Sutton - cross ’ : 51

socio-economic interdependence. Now, without

it extremely difficult to understand how, if any,
reasonable studies of socio;economic inter dependence
could be made, hov Maxmauth County would be
detached from the northeastern Nev Jersey region.

‘IA also find it improbable, highly improbable

that Ocean County would be considered as a separate

fact this is the fastest growing county in the
entire State of Nev Jersey. In the six year period,
fro.m,1970 to 1975', their housihg permi'ts Issued
were running at a rate in excess of 84 while the
State as a whole is less than 2.

The other thing that they did not — they
did not take into consideration the fact that peoplg
were living in one.county and working in another.

In the instance of Hunterdon County, almost
4% of all employed Hunterdon County residents
wérked outside of the county. In 'this regard they
are ranked fifth, only behind Somerset County,
Gloucester County, Sussex County and Bergen County.

The State-wide average in 1970 was thirty
five and a half percent. In the county in which

the fewest or the smallest proportion of the working
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Akahasi - Sutton - cross o f 52
population worked outside the county was 1370 in
. Cumberland County.

.v So as | say, that this is a fairly convincing
argument that there is a gfeat deal of socio--economi
intefdependence between this county ’and other:
counties. Most noticeably to the east, Somer set
County;.which adjoins Hunterdon on the east. In
fact, if you take Clinton Township aAIone, this
interdependence, or let's say dependence on outside
employment, is even greater in the county as a wholg
something in the order of 3% of the working people
in the township ére residents who Weré employed in
communities that lie to the east. This establishes
a very strong linkage with that area.

Obviously, there are other things which |

. have gone into already in my report on the highway
linkages, the linkages established by commuting
pat'ierns on the Central Railroad of New Jersey,
transport of New Jersey, and the West Hunterdon
Transport Company.

The obvious result of an analysis of that
| is that the commuters are going east. If you had
to commute west you'd be in trouble.
Q Did this re.port fix a region 'forVEssex

County? A | beg your

Cc
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Akahasi - Sutton - cross ' : 53

'pardm? '

Q Did this report fix a region for Essex County
A " This report hére?

Q Yes. A Essex County is

a part of a larger region under this report.

Q What is the region? A I'm sorry?

Q What is the region’é A The region
that Essex is a part of,' according to the State allocation
system, includes, as | recall it, eight counties. Yes,
it doés, eight counties.

Q Page 10, region 117 A Right. Bergen,
Essex, Hudson, Middlesex, Mor'ris, Passaic, Somerset and
Union.

Now, if they had added Maymauth County to that,
they would have the Census Bureau's standard consolidated
ar ea.

Q The report did say that transportation was

one important factor, is that not correct?
A They said it, but they didn't say anything about
hov they analyzed it. The report lists the criteria and
talks about the”criteria. It doesn't say anything about
hov they evaluated the criteria.

Q - Your statistics could indicate, | believe,
that there are over 100,00Q acres vacant; developable land

in Morris County, is that not correct?

-~
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~Yes, "that Is the material that | gleaned fromthis

report here that | was quoting from

Q -1 The re'port indicates also that approximtely

23%of Sonerset County consists of vacant and devel opabl e

| | and?

A It does say

that we are back on that table.

THE COURT: \Which exhibit are you referring
.to,- tic. Sutton?

MR. SUTTON: | am referring to Mr. Akahasi'.s

‘ report.

THE COURT: M. Akahasi's .report?

THE W TNESS:  That is 6.3, now, "Your Honor.

MR. STERNS: | would object at this point,
because M. Sutton is now going over this for the
third time.

THE CdJRT: It is one of those difficult parts
and | assunme it will be covered again in the final
opinions, that all of you will be drafting. It is
only a suggestion that counsel should always wite
an opinion for consideration of the report, | always
gi ve everybody that opportunity.

Q Now, in this particular region, Essex County

Is made a part of, Union County is nade a part of, there

I's good bus transportation, is there not?

A

CGeneral ly speaking, | would say there is probably
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Akahasi -- Sutton - cross ’ ‘ 55

bretty fgoOd bus ‘transportation in many parts 6f' this area.
Q- There is fairlly good transportation, the
Erie Labkawanna in Mdrris-County, and the schedule from
Somerset County, is that not correét, from Somerville?
A Yes, | believe that is true, from Somerville tHere
is fairly good frequency of service. That is because ther”
are people ther'e‘ to go to work.
 THE COURT: It is there, but the station
is boarded up and closed the last time | was there.
It looked like urban renewal was required there.
It was boarded up, the rest rooms Weren!.t even
"available, the tunnel smells like | wouldn't want
to say, it is in a terrible state of deterioration.
MR SJTTON:. | was asking the question of
the Erie Lackawanna and | was depending on
4Mr. Akahasi's knowledge.
THE COURT: It was pretty bad.
i MR SJTTON: | would think it would be,
since, | believe, that the train from our area
goes through there, that it is probably even less
from Hunterdon County th.an it would be from Somer-
set County.
| will get Into that area.
Q M. Akahasi, you s;ated, | believe, that

more people, | believe, that Hunterdon County is ranked
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ALcéhasj . Sutton - cross | i | 56
‘fifth \am'ong Atkhe counties of people who work outside the
county, a;nd that 42761 of the people work outside the
county, |s that not correct? A That's correct,
according to the Bureau of Census 4in 1970. | don't know
what it is now.

Q | believe you have a chart, do you not, in
your report, which indicates the number of people from
Clinton Township, where they work, | believe it is Roman
numeral |11, page 127?

THE WITNESS 3.12, that's correct, of

P-94.

Q Now, this report indicates that 57.4% of
pebple from Clinton Township worked in the county.  Is
that correct? A That is what it
says. |

Q Then the greatest next number of persons who
work in any county is 260 people work in Somerset County,
Is that not correct? A Correct.

Q So this chart indicates that of the 1,550
working persons, that 1,000 or rather, 1,150, work in

either Hunterdon County or Somerset County, is that not

correct? : A | guess that
Is true.
Q That woul d indicate, as | believe you stated

in your report, that there is a strong linkage at the
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bresenf time between Somer st County and Hunterdon County,
so far as people working, living in Hunterdon .and wor king
in Som‘erset County? A Yes.

Q Is not the reason fo.r that because of the
fact that there are the largest plants at the present
time in Somerset County, such as Ethicon, R.C.A. and the
other large plants? A There are large
employment opportunities nearby in Somerset County.

\Q Wauld that not also indicate to you that it
Is impoftant to those people, especially with the energy
crisis, that there be more industrial areas within the
area of Hunterdon County? A Wéll, | have no
objection to that at a‘ll,. if you are saying that you
should have more jobé in Hunferdon County, | think almost
everyone in the county says yes, we ought to have more
jobs.

Q Isn't it especially important for Hunterdon
County, since they are ranked fifth in the numba of people;
who have to commute outside the county for employment?

A | don't knov how you make a relevant case for tvhat
statement. >

If people wark outside, we live in a free society.
Somerset County is very close to Hunterdon County. In
fact, certain parts of Hunterdon County aré further from

certain parts of Hunterdon than Somer set.

U7
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land, if we are referring to the Round Valley property

Akahasi - Sutton -. cross - 58

I f you happen to be in dinton Township, it is no

big deal to gp to Sonerset County to work. That is why
-3 .

many of themdo this, the jobs are there.
Q Wiat is the greatest advantage, M. Akahasi,
of living in a high density area of dinton Township and

coommuting to Essex County, where you are living on flat

east of #31 and then riding for an hour or so to your
pl ace of enploynent, and with the traffic it mght take
much longer, is there an advantage to that?
MR STERNS:  Your Honor, | object. [If he
S 'gi ving an exanple, | think he shoul d define
the terns; for exanple, what is high density, what
do you nmean by high density? Are you talking about
the Round Valley project as high density, or do
you‘have sonething else in mnd, | think we ought
to know. '
' e« MR SUTTON: | will develop thié.
Q Round Valley proposes a density of approxi-
mately 4.5 units per acre, is that correct?
A That's correct.
Q Have you studied the density of other
municipalities such as the Borough of High Bridge, Clinton)

Lebanon, as to density? A | believe that
| can develop, there is some data on the persons per squar4
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Akahasi - Sutton - cross ; | 59
hile_that‘haékné particular rel evance. 4.5 persons per
acre in nény parts*of'this country woul d be considered a
reasohablé single famly, single house density. You can
really put 4.5 uhits per acre of single famly houses.

Q Did you make a study as to whether such a
density woul d be proper for Holland Township, Hi gh Bridge,
the Town of Cinton, or the Borough of Lebanon?

A | didnt make such a study.

Q My question is, if you are going to live in
a high density area, isn't it better to have high density
in an area close to your place of enploynent?

MR STERNS: Your Honor, 1 would object.
Q. -Are you referring to 4.5 as high density?

| just want to give hima frame of reference.

The only expert testinony is that 4.5 is not high density.

MR. STERNS: For the purposes of our exanple,
if you define it, | have no objection to the wtness
answering it.

MR. SUTTON: | used the termof 4.5 density
of Round Vall ey.

MEL STERNS: As high density?

| MR. SUTTCN: | think it is going to be our

contention that it would be higher density of any

of these other nunicipalities.

MR. STERNS: | want to understand the question
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Akahasi - Sut.ton - Cross ’ 60
you are ésking him. That is that high density to
., you, in your _'knowledge, in your analogy, means 4.57?
| MR SJTTQN Yes. My question is, what is
the advantage of living in én area then, going on
Route 78 and then taking Route 287, then 22, finally
to the city area, in heavy traffic every morning and
every n‘ight, living out here? Wouldn't it be better
for high density development§ to be mud closer to
_ the place of employment?
A First of all, Mr. lSutton, that is not a high density,
| don't see how you can even pretend that it is high densit
High density is generally referred to as high; rise. Gener-
ally speaking, we are talking about something in excess of
50 dwelliﬁgs per acre. Whan we are getting into garden
apartment developments, we are usually talking in terms of
something that ranges from around twenty to the acre, even
up to forty to the acre, and townhouse density, which is
generaliy from ten to eighteen dwellings per acre. |
How, you have patio homes, which have very small
side yards, in places like Colorado, which has a lot of
land around there and very little water. They might run
eight to the acre. These are single family, detached
homes.
45 is almost like a classic, old style single famil

housing subdivision.

Y.

y
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1 . Now, the point that you make as to what the advan-
Q 2 tage is ljiving out h-ere and working in Essex County, Union

3. County or Ng? York, | wouldn't do it personally. But

4 there are a hell of lot of people out here who apparently
5 love to do it. 'They are willing to go even as farasDoyles-
6 town to live out in this area, in the comparatively fresh

7§ air you get here, that we don't get in Hev Yok City, and

8 to commute long distances. But | dont think that this is
9 the kind of trade-off that we are talking about.
10 | think that basically mos of the people would

n probably live in a devedopment of this kind would be inclinled

- FORM 048

12 to work in nearby areas, Somersat County, perhaps in Horrig
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13 County, some in western regions of Esses. and Union County.

14 But | would not anticipate that they Ttfaud all be going

{ 15 into the center city.

z 16 First of all, you mug renemba that the job oppor-

‘ , 17 tunities have followed people. So that such as in the case
18 of A. T. 6c T., they .have come out here more or less on the
19 heels of the population increase in the area. Sooner or
20 later they will have a situation where all of their employees
21 live out in this general part of Nav Jersey, that is to say,
22 the permanently attached people.
23 ' Q Did you not state in your report, specifically
24 relative to A. T. & T because they moved relatively a

- 2 || short distance, many of the people were able to remain in
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A . V\‘(ould guess;fchat many did. In fact, there has

 Akahas - Sutton - cross ' ‘ 62

their, residences that they had before?

always been a kind of concentration of Bell Telephone
activities in Nav Jersey. |

They have research laboratories. As | recall, Bell
Telephone Lab is domn in [<bnmouth County, Whippany and
one other placé that | don't renmembea offhand. . The reason
for this is because of the transportation system.

1If you were working in Bell Tdephone faéility in
lower, west Manhattan, if you were going to live somewhere
other than New Yok City, then the most convenient place
to live was in Nev Jersey. They have Iiteralfy followed,
but not everyone has been able to find housing out. in this
area, from what | understand.

Q "Now, you testified that as part of rather
long testimony,. that many of the people that will work in
Essex County seemed to want to ‘Iive out here in this county

| Have you mede any studies as to that, these
people who want to live out here and want three acres,
five acres of land, so they could have their children in
a rural atmosphere, where they can have maybe a couple of
horses, or a horse for their children, so they are willing
to drive the great distance, did you make a study in that
respect?

MR SIERNS Your Honor, could | ask counsel
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~'to’ind:icate where Mr. Akahas testified that meny

~ of the people in Essex County want to live out
her!e, what lengthy testimony is he referring to?

Q I believe in answer te one question you
stated that there are people who want to live out here
in the fresh air, they are going to commute to Newark
and New York? . A | didn't say
that. | said that t'here are people here who live here
now, who work in the center city.

Q  But you don't know whether these people omn
the two or three acres of land, or whether — you heven't
made any study in that respect, have you? |
A No, not specifically.

THE C(JRT Well,they heve had to om con-
siderable acres because we have, in Nav Jersey,
some of the lar gest - acreage requirements around.
So they had. to have, in order to live out here,
isn't that a foregone conclusion? Once you get
beyohd Essex and Hudson, which is already built up,

Union, the Borough of Cresskill case decided by'

Chief Justice Vanderbilt, which decided that three
to five acre zoning was fine in Bergen County at
that time. That took you all the way béd( to the
1927 United States Supreme Court case on planning

and zoning. So it was approved in 1952 or '53.
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Akahasi -Sutton -.. Cross ‘ 64

~matter of a subsequent —

- MR SUTTCN. | don't think the t‘}own di sput es
- -thdt. | think with our land use plan we have been
rrak;i ng changes as the condi tj ons change. | think
we wi Il show that with our testinony.
THE COURT: | think it should be noved al ong.
The 'questi on is, have you built on the

Madi son and M. Laurel case criteria now?

Q M . Akahasi, have you nade 'a st udy
of the_land use plan that was adopted by dinton Townshi p?
A | have read the docunent. You nean the one that
was adopted in Novenber, 19767

Q Yes. _ A Yes.

Q | Are you familiar with the zoning in this
document? A 'Generally. That

does not set forth the zoning, does it, isn't that the

Q It is the proposed zoning? A Yes.
Q Have you also read the zoning ordinance
what was recently recommended in the Township by the
Planning Board’? A | don't believe
| have. | 1had seen a letter written by Mr. OGrady of
your . planning consultants, Kaplan Associétes. But |
don't remamba seeing a proposed zoning ordinance as such.
THE CGOURT: Waell, the_re IS one here in

evidence, is there not, would you like to look at it
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'testify_ing with regard to the zoning, but with regarjd

_Akahasi -- Sutton - cross ' 65

MR STERNS Your Honor, | was going to ask

for an offer of proof, that this witness, who is not|:

to population and housing. Therefore, | don't be-
lieve that it was hecessary, nor did he testify
that he looked at the zoning orplinance per se.

| don't object if you say where you are going
relative to his expertisé?

MR SJTTON 'Wherél am going is | believe
Mr. Akahas has made a statement in his report and
then with this cross-examination | am going to one
part or another. 1 don't immediatdy havé it on
the tips of my fingers, | am quite familiar with
it. Wheedy, he said that the Praund Valley tract
is an ideal location for R development. That is
in the summary at page 2, 1 think.

THE QGOURT: 4.15, the proposed Beaver Brook
RD and it states that their location would accommo-
date the future both for a primary housing area
because of accessibility of place of employment and
so forth, as listed in numba 14 above. Is that
what you are talking about?

MR SUTTGN  Yes. |

THE COURT: He is talking about there, though|,

in terms of an ideal site within the primary housing
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wﬁrket. He i s not talking about the zbning, he is
just sinply saying the site is ideally |ocated.
| MR SUTTON: What | intend to question rela-
tive to is whether he was famliar with thehareas
zoned for higher density within Cinton Townshi p,
whet her he had studied those areas and what his
faniliérity wi th those areas were.
THE W TNESS: | have only a very cursory
_ know edge of these locations. | have not specifi-
cally taken your maps and gone out and | ooked at
the properties to see whether they were desirable
pl aces for housing. |

| presune this is what you are talking

about. | have only a general map idea where they
are. | have not done a physical survey of the |and,
Q- You woul dn't be able to state then whether 02

not there are other ideal l|ocations within the county or
within the Township for higher density housing?
A Well, as far as | can determ ne, in my observation
of the various areas in the Township of Clinton, this is
the best site in the entire Township for building‘a PUD.

It is highly accessible. It has a golf course, i t
is close to a conveni ence shopping area in the Town of
Clinton. It is close to shopping down in Flenington. It

has nearby schools, it has the Hunterdon County Health
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Akahas - -Sutton -cross ' 67

'faci‘lity, the ho_épital is not too far away dom Route 31.

l yvoﬁld only say that if | were a developer who
had an opportunity to buﬂd a RUD on some other site in
Clinton Township, | would~ be very Worfied about the
strength of this location in a competitive market, it is
an excellent Iocat_ion.

Q. .Well, there are many locations in Hunterdon
and Clinton Township which would fit all the criteria
that you just mentioned, there are may areas close to
Route 78, there are manwy areas which are close to all those
facilities that you menﬁoned also? A | don't

know of any that are right on 1-78, that is accessible

from 1-78.

Q Yau mentioned in your report Union Ggp
development? ' A Yes.

Q | That is .not on an intersection, is it?
A | | beg your pardon?

Q Union Gap? A Yes.

Q The development? A Yes.

Q That is not at an intersection, is it?
A No, it does*not have its owmn interchange, thét's
true.

Q That has been narketable, has it not?
A It is marketable at a | ower pace, however. |

Q Are you also famliar with AL N Best?
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A | am familiar with their location, yes. Yau men

matter is that the very fact that these facilities exist

woul d agree with that notion.

Akahasi™ -. Sutton - cross ‘ 68

the office there?

Q Yes. - That is near an intersection, is it
not ? ' A Yes, it is on

an interchange.

Q New York Life, are you famliar with that?
A Yes, | know where New York Life is.

Q That is at an intersection?
A That is on an intersection. The fact of the

there precludes the possibility of putting housing on that

same site.
Q That is an i-ndication that industry I|ikes

to | ocate near an intersection? A (h, - yes, |

Q VWhat | amhaving a problen1saying}is, your
testinony saying-that there is a great advantage for
housi ng at an intersection.

When you are building housing, is it inpor-
tant that the esthetics are inportant, that the | and

shoul d not be too flat, except possibly for economc

theré
reasons, in the building? A well, vyes,
is an economc problemthere. |If you are building on the
side of a hill it is going to be obviously —your site

gradation costs are going to be very high. |In general
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highway is not as critical to a housing development as it

4

Alcanési‘- Sutton- - cross _ ' 89
h.aving ;:1 I‘ocafion that is visible from‘an interétate

: ,
is, say, for a shopping center. What the builders, or let's|
say the people in industry, consider to be a showcase
situation for themselves.

However, the Goble farm is not at an intersection.
It is very near the intersection and the Beaver Brook Golf
Club is almost on the interchange. |

_The importance of this to marketing is obviously
tha§ both sites are clean. They don't have any noxious
industry nearby. The land on the Goble site is flatter
than it is on the other side. |

Visibility in marketing is a very important factor,
especially out here in the eastern part of the United States
where you are dealing .with hills and valleys, and all of
that sort of thing.

Take properties, like the Heritage propert'ies, I
think it is in Southbury, Connecticut. It is one of the
hardest projects in the world to find. | know it has
affected their marketing base.

Q What difference does that make to the people
who live there, once they have their home there? If their
home is only a few minutes from the highway, what

difference does it make if. you can see that house from the

highway? | would think that most people wouldn't want
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‘how many would be townhouses, and how many would be garden

Akahasi - Sutton - cross T 70
’t'heir Houée fo be seen from the highway, they would want
it‘ to.bhe a;s unvisible as possible?
A There is nothing wrong with being seen from the
highway. The problem is, if you can't market it, who is
going to build it. If you can't market it, then where
are they going to be living? |

Q When you are.talking about marketing, you
are talking about having it visible, so that when the -
houses _are put up for sale that people’ knonv that the

houses are there, is that not correct?

A Yes, it is exposure.
Q But there are other ways of exposure
also, is there not, by advertising? A Yes.
Q There is also a disadvantage being too

close to the h'ighway because of the noise level, is that
not correct? A | haven't
studied the noise generation and its impact on the property).
That is somebody else's area of expertise.

Q) Now, so far as this development, do you

know how many of these dwellings will be single family,

apartments? A Well, the

breakdown --
THE COURT: We have got that from

Mr. Rahenkamp.
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. Akahasi - Sutton - cross ~ | 71

-THE WTNESS: | amsure you have.

' THE COURT: Vell, do youwant to do it
again?

| MR.‘ UTTON: | don't mind mentioning it.
What | am getting at, | believe that one half of
the garden apartments,, according to one of the
Witness\e.s\, would have one bedroom. | wanted to
ask Mr. -Akahas what studies he made as to the -
nheed within Hunterdon County for that many units.

THE COURT: Why don't you give him the
figures, say, based on this here in your question.
If you want to go through the breakdown again,
fine, wehave already been through this a number of
times.

MR. SUTTON: Your Honor, | would point out
that Mr. Akahasi's statement, if that is what you
are referring to, 2.1, he refers to approximately
3,559 units and 4.5 to the acre, 51% of the proposed
units to be built on garden apartment structures.

2-1 of Mr. Akahasi's report is that which
you are referring to.

THE COURT:. Page 2, proposed development.

Q Now, do you know how many of those units’
will be garden aparrments? A Well, according

to the information | have here, the garden apartments will
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be 51% wav{ it is 1,821, according to the breakdown.

- Q Do you knhow how many of those garden apart-
merits woul d haQe one bedroon® A According to
the first cut of the proposal, I énphasize that it is

~the first cut, that if we — I should say when we get the

© 00 N o o A W N
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approval to go ahead with the project, we will undoubtedly
be asked to make a nuch nore detailed analysis of just
exactly what kind of units should be offered. That accord-
ing to the first cut, about hal f woul d be one and about
hal f Qould be twos.

Q Now, what types of people would purchase
a garden apartnent with one.bedroon? '
A CGeneral |y épeaking, you are likely to find nore
mat ure types than singles. There are a lot of single
peopl e buying houses these days and buying condom ni uns.
In some cases even buying tommhousesjl

Q It would have to be eifher probably the
retired people or single people, because with couples the
unit woul d not be suitable once they had children, is that
not correct, even if they were recently married couples?
A | would, say that certainly if the famlies, young
famlies with children, possibly that woul d not be suitable
housi ng when the children began to arrive,.

Owing a hone is not like it was in the old days,

perhaps it never has been. You know, in some parts of the
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‘countfy,'in'fhe west particularly, houses turn over at
the rate bf 20%per year and people change their housi ng
circunﬁta;ces when their housing needs change.

AS a matter of fact, if if‘meren't for the existing
stock of housing in which about three mllion house tran-

sactions took place in 1976, as opposed to somewhere in

was a. two to one ratio. That is where your supply is and
that is the only way that people can accumlate the equity
necessary to purchase high cost housing today.

THE COURT: Try that again, wll you, |
didn't really understand you?

THE WTNESS: | said that sales of existing
houses had been running in the order of about three
mllion. |t was approximately three mllion in
1976.

THE COURT: Units or dollars?

THE WTNESS: Units, three mllion units.
The housing starts, new housing starts were in‘the
area of a mllion and five last year. This include
everything, so that your single famly perhaps is
less than a mllion in 1976. So the existing
housing stock is a very inportant part of the
supply. As the filtering down concept visualizes,

nmost of the noves today are froman existing house

L2
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into.a ne/v house. In other words, only about 3%
of the buyqs 'of nev homes today are first time
buyers, they smply can't afford it.

Q Wauld not the more retired people, mature

people, if they had their choice, according to your
study, be more apt when they retire, especially if their
relatives were not Ii‘ving close at hand, would be mud
more apt and want to live in a village near the shore
or possibly to Florida, possibly in one of the southern
Statés than to come out here and retire, living along
busy #31 and busy #78? A Yau know,
Mr. Sutton, | think there is a subtle change taking place
in the way people retire all over the country. Yau have
more and more retiring going on, such as quasi-retirement
into the communities that they have lived for meany years.
Not everybody is rushing to go to the sun belt.

Ore of the problems with going to the sun belt is
that everybody got the same idea at the same time and

it isn't that attractive.

20
21
22
23
24
25

go to Florida to live.

| might add, you couldn't pay me anough money to

Q

| would much rather live in Hunter don County.

But. when you mention —

THE COURT:

end is not a place for a retiree at all.

Fort Lauderdale on Easter week-

You have
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- | recognize that there are certain persons living in Clinton

Akahasi - Sutton - -cross ' 75

to be young and vigorous to walk the street, other-
wise you end up in the ocean,

Q "You are talking about the community and now

Township who, because of relatives who Iike_ to stay in
CIinfon Township, we have to provide such a need. But
there is a tremendbﬁs number of dwellings, garden apartments
and you would have to get purchasers from a considerable
distance, from outside the county, isn't that correct?
A | presume there would be people working outside, of
the county who would be' living in this development. |
would say that it would have a great appeal for péople‘who
work in Somerset County, fof example, or people who might
eventually work. in industrial establishments or office
parks that might be established in Hunter don County, and
more partiéularly in the Township of Clinton. | understand
that you have something like, what is it, 2,337.9 acres set
aside for RCM, something like that. | don't know whether
that figure is correct or not.
THE COURT: It is six times that amount
that the County has set aside.
THE WITNESS | assume that you are looking
forward to an increase, an enormous increase in
employment opportunities, if you follow the

county's method, which is to say that for every
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acvzre"’of -building you have eleven acres of land,

whicH_is a lot o‘f,land per building. So that is

ahvery low density of development.

If you apply to that tHat there would bé one
employee for every 555 square feet, which the County
of Hunterdon has used in its studies, | figured that
you havei énough room in your ROM area for 16,000
employees. That is three times as many people that
you have got in the Township right now, including
older people and kidé. |
Q You are not an expert on zoning, are you?

A No, | don't regard myself as a zoningj spécialist.
| have seen a lot of zoning ordinances over "the period of
time.

Q Are you familiar with the number of persons
under the proposed zoning that could reside on the Round
Valley site, in dwellings on the Round Valley property west
of Route 317

THE COURT: Under the proposed zoning?

MR SUTTON: That's correct.

THE - COURT: ‘A‘re you familiar, yes or no?

THE WITNESS Under your proposed zoning, no,
| am.not. | don't know how many people could live
there.

Q You haven't studied that at all?
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A

CROSSEXAMINATION CONTINUED BY MR. SUTTON:

there will be in the proposed development?

A

| haven't gone into it in any great degree, no.

is ttie extent of the cross-examination.

THE COURT:  (kay, gentlenen, noving along at
such a fast pace, | think we will break for |unch
now and come back at 1:30. 'Is that satisfactory to
you?

'MR. STERNS  Your Honor, | would just wonder.
We have Professor Hordon ready. | would produce him

this afternoon, depending on what Your Honor thinks

MR. SUTTON: | would be about one half hour
mor e.

THE COURT: And Mr. Cain?

MR. CAIN: | don't think | have a half hour,
but | have under estimated in the past, Your Honor.

MR. STERNS We will ask Mr. Hordon to be
here at two o'clock, just to be safe.

THE COURT: | assume Mr. Cain has some, and
| would tHink that he would have at least a half
hour, so at least two thirty or a quarter to three.

(Whereupon, a luncheon recess takes place.)

THE COURT: Now, Mr. Sutton.
Q Mr. Akahasi, do you knot* how many townhouses

Hov many townhouse units are proposed in the development ?
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- work in Somerset County. | have no reason to think that

Akahasi - Sutton . ¢ross | - 78

@ ves
' THE COURT: Nine percent, isn't that it?
THE WITNESS It is 40%.
THE COURT: Oh, really, 4067
THE WITNESSV 4% single family attached.
THE COURT: 40 times three, 559, Mr. Sutton.

Q Do you know how many rooms there would be in
the townhouses? A According to the
very preliminary first cut, there would be 25/ one bedrooms,
506 two be;jrooms, and 2% three bedrooms, which is highly
schematic at this point.

Q About one fourth of the townhouses would have
only one bedroom, is that correct? A Yes, that
iIs the way it has been discussed up to this point.

Q Now, | believe you testified that the people
living in this development would be able to work in Somer set
County, many of them, is that correct?

A The people who would live in this development might
work in Somerset County, yes, they might.

q Have you testified to that effect?

A | don't know_ if they testified to that effect, but

there are a lot of people in Clinton Township who currently

the future population of the county or of Clinton Toxmship

might not also work there.
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~such as Ethicon and RCA, to determine whether or not they .

- Village as of February, whatever it was, 1977.

Akahasi - Sutton. - Cross . 79

Q ,'Did you make any study of the larger plants,

are Iooking for employees? A You mean additional
employees?
Q Yes. A You realize, of

course, that there is a thing called turnover in employment,
and there is always changing employment in any kind of
facility, that ithey' don't need to necessarily add in order
to have different people moving around.

(b Did you make any study? A No, 1 did
not, no specific study. We got information on the total
number of people employed.

Q Now, you specifically spoke about Nev York
Life. D.id you make any study to determine whether there
Weré people working at New York Life who are looking for
homes at the present time? A | did not make a

specific study. ,1 know that only one moved into Union Gap

Q The other people are living some place. Is
that correct? A I presmjme they
are living some pjLace. | understood that some lived in

Morristown; some lived in the Allentown-Bethlehem ‘area.
Q Was that as a result of a study that you made
yourself? A No.

Q Did you include any study over the last thirty
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or forty years; ;as to the distance that pe'rso.ns"livi ng
in the county woul d have to drive to work?
A Did I makeast'udy of how far people go to go to
wor k? | , |

Q Wha | am getting at is this, whether or
not say since 1950 a greater pefcentage of people have had
to drive further and further to work bec;eluse there is not
sufficient industry in the county, did you make such a
study? A No. As a matter
of fact, the reverse is true. People go further and further|
from the place of work because of the transportation

facilities. The highway network permits them to live fur-

ther away. This is measured in time, not only in distance.

Q Yau knowv that that is cor‘rect in this area?
A Yes.
Q - Do you know what the train facilities were,

train schedules, twenty and thirty years ago, than what
they are today, say from High Bridge?
A | don't know what they did before, but | do know that
people do travel further by automobile to go to work,
Q Now, | would like to go to Raman numeral VI.3.

| think that covers housing needs.

TI—E GOURT: Is that chart 347

MR SJTTCN | would like to consider chart 34

,first.
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- what too far gone to be economcally repairable.

Akahasi - Sutton - cross ' ‘ 81

_THE COURT: All right.
- a.  Now, woul d you explain what chart 34 is
i ntended to indicate?‘ A Chart 34 is taken
fromdata in the study by the D.C.A;, which is entitled
An Anal ysis of Low and Mbderate I ncome Housing Neéds in New
Jersey,vin whi ch they published this information
The first nuhber Physi cal Housing Need, consists of
deteriorated and del apidated units, units |acking essential
plunbing facilities. Meaning that they lack a toilet, bath-
tub or kitchen sink, something of that sort.
Q If | may interrupt you there, those could
probably be repaired or fixed up, is that not Correct?
A Sonme can, generally speaking. \Wen you speak of
del api dat ed housing, there is a definition of delapidated

housing in the other report.

Del api dat ed hoUsing usually is regarded to be sone-

General |y, delapidéted housi ng consists of structures
in which there are major structural defects. There are a
whol e series of mnor structural defects and so on. They
are usually in very, very bad shape, alnbst short of being
I nhabi table. So that group, | would say, probably you would
not want to spend the noney to repair them

In terms of deteriorated housing, that is sonewhat

| esser a degree of —well, let's say deterioration, and
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ydu m ghf consi der rehabilitating them yes.

Q Let me just ask you this, you say that.you

land, the houses are on »Iand, would you tear theamn down
and build them new houses, you would have the land there
for the houses, is that not correct? A | didn't
say we were going to tear dom anything. | merely said
they are in thi's condition. If they are housing that is
delapidqted, and there are people living in them, you don't
tear them dom unless they are condemned. Obvioudly, there
are mawy delapidated housing units in the State that are
being used, even though they are in bad shape, because
there are no other housing alter natives.

Q Wauld you explain the item two and item five,
the financial housing needs, and then net houéing needs?
A Well, item numba 2, financial housing need, | don't
remambea the épecific, percentage of income that was used to
denote that they were paying too mud moha/ either for
rent. | believe it is almost entirely in the rental category
| don't recall what factor they used, it is probably over
S or sometimes it is a third or more

Numbe three is simply the total of one and two.
Numbea four was a discount factor that said that there weas
an overlap between a couple of the catgories. | believe

the two was overlapping with physical housing needs, so
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1 they rédUced—it at this point. Item number fiVe iIs smply
» 2 | three minus four.

3 Q How, | would like to go to your chart 35.

41 Would you tell me what that designates?

5 A | beg your pardon?
g . 6 Q Chart 35 on the same page?
S Y\ Yes. What is. it?
8 Q Wha does that chart designate?
9 A ~What the chart designates present need would be,
10 1970, delapidated and overcrowding units. Again, | don't

FORM 2046

remamba exactly what factor they used, probably 1.1 personls

or more per room. Maeaning that there would be six people

07002 -

o

living in five rooms.

14 Delapidated, of course, is the worst category of

housing. Ob\)iously, it does not include those that are

PENGAD CO.. BAYONNE | %

16 so-called deteriorating units. Plus the vacant units
y needed to provide mobility, according to the D.C.A. as stant
dards, which as | recall, meant that- you had to have a
5% vacancy rate in rental housing and 2% vacancy rate in
2 || . purchased housing, that is, housing for sale only, in
21 order to have enough housing units to permit people to move
2 | without too great difficulty.

23 So that the addition of that and the prospective
2 | needs, is based upon their estimate of population growth,

25 and that part of the population growth that would be in the
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~over what they had in 1970, according to this nmethod of

cal cul ati on.
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| ow orfnnderate I ncone category.
Q. Your needs for the entire county is 4,511,
up to the year 1990, is that not correct?

A That is the prospective need. That is additiona

Q You do not have a chart which indicates the
houses that have been built bet ween 1970 and 1977, do ybu?
A Do | have a chart, | have a table that gives you
buildihg pernmits between 1970 and '75. It is a six year
period, not here, but sone place else.

Q That woul d give us an i ndi cation of the
nunber ofAdmeIIing units that were built during that
period of time? A Probably, becausg
the rate of the fall off is very small.

THE COURT: \Where is that, you say you have

it sone pl ace and you relied on it, if so, what

IS going on?

THE WTNESS: It is in another section of
the report, Your Honor, the permanent data for
housing“qnits aut horized woul d be on page 4-6, that
I's chart nunber 13.

THE COURT: 4-6, all right, here you ar-e,
M. Sutton.

MR. STERNS: Al so, Appendix D.

A4
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of the report, that would be chart 13 on Roman numeral
V.6, is that correct? | A You mean the

permanent data?

~are primarily single family houses and primarily

Akahasi - Sutton - .cross C 85

Q D'o'esAit do it for the county, at-the end

Q Y es.

THE COURT: 3,195 building permits from'70
to '74?

. THE WITNESS To '74, right, roughly 3,600
from '70 through '75, a six year period.

\ THE COURT: What was the housing need in 1970
that you added that to — I'm sorry, | thought you
had a housing need established in 19707

“THE WITNESS That is the need*based upon thes
factors of quality.

THE COURT: Which need are we talking about,
the prospective need or net housing need, 34 or 35?

THE WITNESS The difficulty is that we are
talking about two different subjects entirely.

The fact that 3,600 housing units were author
ised by permits in a six year period from '70 to
‘75, realllyddoesn't ﬁecessar_ily address the problem
of the housing need which is based on low income
and ‘aelapidated conditions and so on.

3,600 units, if they are in Hunterdon County,

[
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by Hunterdon County, is that correct?
A As far as | know, they were, yes, the County

Planning Board.

was 6,200 people, is that correct?

-

Akahasi - Sutton - cross ’ 86

those'tﬁat would sell for $50,000 or more. So we
~are talking about apples and pears.
| THE CDlRT When you refer to D.C.A., refresh
my recollection as to what D.C.A. means?
THE WITNESS Departmeht of Community Affairg
State of New Jer sey.
| THE COURT: You relied on a report of theirs?
THE WITNESS To establish the low and moder-

_ ate income need.
THE COURT: Is that the State-wide allocation
report?
| THE WTNESS:  This chart nunber 35, yes,
that is based on State-wi de allocation.
THE COURT: That is marked in evidence?
THE WTNESS: It is marked in evidence.
THE COURT: As long as he has sonething to

ground it to, | thought we were floating, all right.

Al right, M. Sutton, next?
Q Now, | would like to go through Appendix G

Popul ation Projections. These projections were prepared

Q The population of Clinton Township in 1975

-
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A YdJ r'neah,»the differ ence between 8,800 and 5,100

and 6,2007
QM That's co»rrect, yes.
A | see it, maybe, yéé.
| Q The projection for the year 2000 is 14,000

and their devedopment again on this tract of land between
three and four pe-rAcent of the Township, would bring in
more persons thén iIs projected for the Township through
the year 2000, is that not correct?
A Yes.

Q Now, | would like to go to Appendix J,
would you tell us what Appendix J indicates? |
A Population in Housng Units in 1970 by Municipality

Q The first, where it says 1970 population,

" that refers to people, does it not?

A Sure.

Q Then the next cdumn indicates the numbe

of housing, is that not correct?

A The numbea of occupied housingunits,yes.

Q Again, with the 3,500 proposéd units, that
would make this devdopment more than twice the size as
Clinton Tomn, is that correct,! in Clinton Towm, there
are only 577 dwelling units, is that not correct?

A | see that, yes.

Q So it would be many more times the numbe
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of dvvélling.units_in this development as in Qdinton Town

itself? . A Yes.

- Sutt.on-' cross ' . 89

THE COURT: As conpared to 19707

MR SUTTON. Yes.

THE COURT: You have had all of the build-
ing permits in Clinton Township in those 3,600?

MR UTTON: | am talking about Clinton
Town.,ﬁ | don't think there isas many in Clinton
Town.

THE COURT: | don't know what validity there
Is in comparing Clinton Tom and Clinton Township,
what is the validity? |

MR SJTTON:  What | am g‘etting to is that
Clinton Town is one of the bigger_ towns and this
development would be approximately four times as
many units as in the entire town.

THE COURT: For 1;370?-

MR SJUTTON: Yes. | don't know how many

building permits or what else has occurred from

1970 to 1976.

The 1977 number of occu»pied housing units
may not be as valid compared to today.

THE COURT: You have 1,388 in the Township,
plus you have 3,600 more, if 1 understand your

previous question. So that gives you 1,488 units
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" as compaslred} to 3,500 which is proposed. Those
_figures | can compare, but I am failing to find
any comparisoh to Clinton Tom and it is a 1970
figure? |
MR. SlJ'I‘I'ON:V This 1970 is the best way.
THE COURT: The permits have been brought
up to date in Clintdn Township?
CROSSE2CAMINATIOK CONTINUED BY MR. SUTTON:

Q - There would be more units than in Flemington
Borough, is that not correct? Flemington Bofough indicate*s
that there is 1;474 units. So on this proposed development
there would be more than twice as many units as in
Flemington Borough, Is that not correct?

A That's correct.

Q Now, in your summary, that is number 13,

you state the most equitable way to allocate the need

among counties is by determination” of vacant, developable

land. Is that correct? A Y es.
Q As | understand it, that is the only criterid
that you use? . A A That is the

only one | used, that's right.

Q Yau didn't follbw the same criteria
that the State did in theix allocation report?
A No, | did not, they used this as one of them.

Q As one of the criteria? A Right.

2
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MR. SUTFON That's all the questions |
have.
' THE CORT: M. GCain?
MR CAIN M. Sutton V\és so thorough,
Judge, that | don't think | will take too |ong.
| see it is already two twenty and it did take
hi m about é hal f hour, as he prom sed.
CROSS- EXAKLNATI ON BY MR GAIN.
Q M . Akahasi, one of the exhibits for iden-
tification V\Im ch was offered was a map that showed a
fifty mleradius, P-95 for identification. | amnqt

sure you noticed that the fifty mlering is as big as

t he New York netropolitan area? A Nobody di d.
That is just an illustrative rrap

Q Mhen was this done, was this part of a
study of any sort? A The map j ust
shows us what a fifty mile radius is. It doesn't pur-

port to represent that it by itself creates a region.
It so happens that many of the communities or the counties
whi ch are included in the RPA definition of the region
are within that 50.mle radius. Sone are outside of it.
THE COURT: RPA what is that?
THE WTNESS: Regional Pl an Associ ati on,

from New Yor k.
THE COURT: You have a report fromthem
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.ma.rked' into evidence?
-1 T WITNESS Gee, | don't think so. They
are referenced in a number Qf instances in my
report.

MR. CAIN: | was getting to them, Your
Honor. | heard that.

THE COURT: If we are going to reference it,

we could dig out the basic report that we are rely-

ing so it will be available,

MR. CAIN: Are you asking the plaintiff's
counsel to do so, | don't have it.

MR STERNS | believe that to the extent --
| don't believe we discussed this with regard to
the footnote on the Regional Plan Association.
| believe that the \*itness testified that was
simply ‘illustrative of his main pOin't.

| think he also testified that he did not
use any data from the Regional Plan Association.

THE WITNESS No.

MR, STERNS: If it isnot identified, I'm
sorry, | may have that. wong, | thought you were
talking about that footnote with footnote 6 this
rmrn:ji ngp,.

| THE WITNESS I'm sorry, is there a question

I'm supposed to answer? What is the.question’?
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TI—E‘ QOURT: If we have that Regional Plan
Asso;ciation report upon which you are relying,

Mr. .Sterns could have it marked for identification.

THE WITNE$ The repbrt of the Regionél
Plan Associatioh iIs referred to in my report and
this is a quote from it. It is footnote number 4
on page 32 That is one of thé reports or at
least one of them that delineates the thirty one
county region that they deal with.

MR CAIN: Wha | was trying to find out
and clear up — excuse me, coUnseI.

MR STERNS | apologize, | wasjUst wonder -
ing if we had that document, in which case we would
offer it.

THE WITNESS | don't happen to have it
with -me, no. | have a copy in my office.

MR CAIN: | was just trying to clear up
ome question on direct testimony, Your Honor,
on Mr. Akahas.

CROSSEXAMINATION CONTINUED BY MR. CAIN:
Q ’We have the map which now is illustrative

of the fifty mile radius and wasn't determined by anybody

.to any particular region? A ‘No, somebody

stuck a pin in it and drew the fifty mile radius.

Q Very arbitrary? A Vell, any mlea.g
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is arbitrary, to a point.

. Q Then,‘it might have been just as valid to
put a pin in Philadelphia and draw a ring that way and
you would probably be about fifty‘ miles from Philadelphia,
would we not? . A | would think
not, simply because Philadelphia has an area, probably
doesn't have't\he kind of éxtended area of socio-economic
intérdependence that _NeN York does, the largest city
in the United States.

Q This is what | am getting to, 1 am not
trying to be argumentative. A Hagstrom Map
Caompany produced this map. |

Q Are you trying to determine —

THE COURT: Let's not taunt each other,
please. If he is answering, let him answer, then
ask the next question and finish your answer,
please. ‘

THE W TNESS: The Hagstrom Map Conpany
produced this map. It shows that, for exanple,
Cinton Township or the Town of Ainton is |ocated
withina fifty mle range, Flemngton, Lakewood,
and it goes up the southern borders, southern part
of Duchess County. It goes up the Hudson River
about a‘ third of the way, into Suffolk County

out on the Island. It has not been presented as
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nécessaf‘il'y‘ purporting to be anything but "wha it

exactly is, a fifty mile radius.

Q Fine, thét Is what | was trying to find
out. |

| Then you are not telling us that the region

under the cases of which Clinton Township is a part, is
necessarily the région of which Nav Yok is the center,
which has a fifty mile radius, that wasn't the purpose

of that esdiibit? | A | think you
have got two gthings involved in which ybu say that we

are not a part of the region in which the City of Nav
Yok has a central role.

That | would argue is something that we have con-
tended that there is some relevance to. But the fifty
miles in and of itself doesn't necessarily ﬂpurpdrt to do
that. |

Q Is it fair then, I am just trying to get to

the bottom of this, is it fair to say then, Mr. Akahag,

that we have the influence.of Nav Yok out here in this

area? A | am sure you
do. ,

Q Mare than the influence of Philadelphia?
A Ch, positively.

Q  But you really are putting Clinton Township

into, | believe, a five county region of Essex, Hunterdon,
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Morris, Somerset and Union? A "I regard that
‘to be a sub-region/within the macro region.
Q Without repetition, you disagree with the

State's allocation plan that put us in the region that

was Hunterdon County itself? A Mogt emphati-
cally. | |

Q Ycu mostly disagree with then that they
didn't follow their om standards?
A ~ That's right, yes, 4sir.

Q  In your conclusions, on, | believé, it is

numbe . twelve, | _Can't find th.e page numba —

THE GOURT: Multiple Housng -;

MR CAIN: | can't find the page number.

THE GOURT: It is numba 12.

Q Unde the summary and conclusions, numbe 12
which starts off and says, "Multiple family housing is
built at g'reater density fhan detached single family,
resulting in lower land costs per unit an.d contributing
attainment of least cost housing."

Is it true then to say that you consider
multiple family housing as a way of achieving least cost
housihg? A

Q Now, | believe Clinton Township, Mr. Akahad
has some multiple family zoned at a density of eight

units, gross units, per acre, which is a higher density

Yes, | think so}

F
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"than fhé Beaver Brook project which, of course, is 4.5?

- eight gross units per acre, in your opinion?

A ', Y es.
Q Now, is it possible to achieve any low

cost or least cost housing with multiple family housing at

A Excuse me, is this the proposed zoning ordinance,
what section is it in?

MR. STERNS Your Honor, | would like
counsel to refine the question. | .think he mentioned
two concepts, one of gross and one of net. Are
you comparing gross to gross or gross to net?

THE COURT: In what zone, for what uses
are allowed ’under the proposed, the clerk has all
of the maps and everything else?

MR CAIN: Your Honor, | didn't think that
it was in dispute that the CR-1 and CR-2 zones
provided multi-family at eight units.per acre.

We have been over that with Mr. Rahenkamp.

We have been over that with all the objec-
tions, which amounted to some kind of camouflage
because™of the setbacks and all of the other types
of problems involved.

| think my question to Mr. Akahas is more
general.

THE COURT: P-547
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I\/R CAIN If that can be put up"on t he

’bolard? | |

THE COURT: M. Akahasi w |l know what

you are talKki ng_about, so he can relate to some-

t hi ng.

MR. CAIN: Mr. Akahasi had previously
indicated that he hadn't studied the zoning
ordinance, so | am not asking him the question
in the same contest that | asked Mr. Rahenkamp.
| am just saying, generally, in a multiple family
housing zone with a density of eight gross units
per acre, which, for reference purposés, is CR-1
and CR-2 on the map --

THE COURT: Would do what?

Q Is it your opinion thét you can achieve
least cost housing in multiple family housing at a density
of eight per acre?l A This is a
theoretical question wit'hout reference to the properties
that you are speaking of, because | haven't studied
these properties. |

Under the assumption that the original land cost
is modest and:the cost of land development is modest, that
the property doesn't offer, our properties do not offer
any obstruction to the development by severe grades or

underground conditions, all of which I know nothing, and
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‘price of the land, you really can't determine whether or

Akahasi - Cain - cross - 99

Q As compared, for esample, with 4.5 units
per acre? | , | A If you Were
to take the same piece of land, exactly the same piece
of land and say, if you were going to develop it at
8.0 gross denéity as opposed to 4.5 gross density, it
would appear that the land cost input would be smaller
if you had a higher density. But by the same token, on
the other hand, without speaking of specific pieces of
land and to my point of view, unless | would personally
feel that they were marketable, you are talking in a
vacuum.
| Q Then your answer is, without making a study
of the particular piece of land and particuiar constraints

in the ordinance and marketing study with respect to the

not eight units an acre would contribute to least cost
housing? A Unless | know
what the land is it would be an exercise in —e well, |
would be guessing, wouldn't 1. If it cost twice as mud
to develop this land or three times as mucdh, you have a
problem, and | don't knonv the answer to this.

Q It s;ems that sometimes you have to gener-

alise and you have,in some of your testimony, indicated
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-of that land, for example, or other similar land in the

‘housing at eigjht gross units per acre, can you achieve what

Akahasi - Cain - cross ' - 100
denéities, ‘gr‘oss-densities per acre for tonnhoUsei and
certain densities for apartments and so forth.

So | was just following that through,
Mr. Akahas, | wasn't asking you to pihpoint a particular'
site.

Assuming that land costs in the range of say,

the very project which you are talking abdut, a portion

Township with a similar price, | was questioning you as a
housing expert, as to the ability of a municipality tiirough
zoning to achieve some least cost housing. | guess basically

my question was, can you, by the vehicle of multiple family

the court has in mind, or attempt to achieve it?
A Assuming that the other conditions are there, it
would contribute to the achievement of that, if you are
making Iand available to develop in that manner.

Q  Wown, the Mt. Laure decision has been men-

tioned before, which is 67 Newv Jersey, on page 200, about
halfway dom the page. A Wha are you

referring to, sir?

Q | am referring to the Mt. Laurel decision.
A | don't happen to have it.
g 67 W.J. at page 200. A All right.

Q Ore of the ements which the court was
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' bfinging up as. a problem is listed there. | believe that

“numbe three was a prohibition of multi-family housing.

\I THE CIlRT Prohibition of:multi—family
houéing? | |
MR CAIN: This was a concern of the court.
Q Apparently the prohibition of multi-family

housing, and reférring to footnote 8 on the bottom of

~ page 200, 201, | believe the court said, "Thee is no land

zoned for multi-family housing in Somersst County. Only
006% is so zoned in Mamoah County,”* and cites footnote 8.
A Yes. Wha is your question?

Q Basically the question is, would you agree
with the court that multi-family housing is a method of
achievihg ‘I‘east cost housing? A Yes.

Q | Now, following the same thought, in your
previous discussion with Mr. Sutton, when he raised the
qguestion that there was quite a bit of vacant land both
in Somerset and Morris County, | believe you raised the
question that with that vacant land why wouldn't they
satify their housing needs? | believe you indicated the
statistics showed, that people just weren't settling there.
Wasn't that about what you said? A You mean in
terms of the population increase in those areas, or lack

of increase?

Q Yes. A The commeant
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| ‘'made was that in Sonerset County there has been an extrenely

small increase in popul ation, and that there had been a net

out mgration population. The only reason for the increase

deaths, and the sane thing applies to Mrris County.

Q What | amgetting to is, maybe it is beyond
your studies, | wonder if one of the*réasons why there is
a | arge amount of vacant |land in Sonerset County and in
Morris County mi ght have to do with the zoning?

| just pointed, for exanple, to the M. Laurel

Rt

deci sion where they indicated in Sonerset County there was
no zoning for nmultiple famly housi ng?

A | It could very well be. They afso said that the
nunber of rnultiple housing units were built in spite, which
was probably done in a PUD, on a specific approval basis

like in Hillsborough Townshi p.

Q In terns of satisfying the fair share of
the municipality in terns of [east cost housing, do you
think that you can achieve the goal, or assunming that you
can achi eve it_through t he zqning process at all, do you
think that you can achi eve the goal any nore expeditiously
t hr ough nulti-fanily housing, let's say a PUD at the rate
of‘4.5 gross units per acre? A | don't know

that there is an answer to that question w thout describing

exaetly what you ave talking abeut, Iurthermere, Ve are
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stili talking in.a vaouum without considering the develop-
ability or désirability of the land.
THE GOURT: It is a hypothetical with o

much left out, Mr. Cain, it just becomes theoretically

irrelevant. It doesn't have any probative value.

If you want to say, together with access,
this kind and type, with all other factors that mean
something, to build it into something, the way you
are putting it no one can énSNer it.

Q There are too mawy things left out, is that
your point? A Yes, it is, |
can't relate to it. |

Q " Yau have studied the Beaver Brook site, you
have indibated that you have been on the Beaver Brook site,
| believe you said you wanted to get the site -- the sméell
of it, as it were? A Yes.

Q Assuming then that there was a CR-1 zone for
a portion of say the westerly side of #31, of the golf course
side, zoned at a gross density for multi-family at eight
gross units per acre, nov we are talking about the same piece
of land and We would™prabably have eliminated the variables
that you have indicated. Could low cost or least cost hous
ing be achieved at that density, on that site, by way of
multi-family? A | have been on

the site, but | don't knov that | could ansver a question of
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that kind without trying to fit housing units on particular

that | belifeve takes up something like 140 acres, plus or
minus. That leaves you with varioué kinds of land segments.

Now, when we talk about least cost housing, we
speak of multi-family housing. Yau know, there is a great
big difference |n the cost of building garden apartments
and townhouses as opposed to high-rise structures.

High-rise structures fall into basically several
different groups. For example, if you build five stories,
it means one thing in terms of the cost of development
per square foot of building. The moment you gb into high-
rise you are running into all kinds of cost problems.

So ;t»hat if, unless you can put the units on the
property and see where they fit, keep it at a relatively
modest hight, let us say, the garden apartment density or
the townhouse density, you are fooling around with another
kind of cost parameter. So that | can't answer that ques-
tion without some additional -- unless somebody like
Mr. Rahenkamp or his organization were to place the units
on the site. -

Q Well, Mr. Akahag, | guess what | am asking
you is howv you, as a housing expért, would solve the housing

problem which you say we have in Clinton Township?

Wauld you, if you were hired by the Planning
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Board in the municipality to make a recommendation to the

Zdning Commiésion, the Planning Board, to help them in

their proposed zoning for the municipality, *7hat would

THE COURT: If you see P-94 in evidence,
recommendations 1 through 16, | know that answer. .

'MR. CAIN: Then we get right back to where
| was before, Which he couldn't answer. That
numbe 12 said multiple family housing contributed
to the obtainment of the cost of least cost housing.

What | am asking Mr. Akahas is, would he
recommend a PUD such as Beaver Brook to take the
entire population projection for Clinton Township
to the year 2000 as a means of, (a) solving the
housing problem and, (b) achievihg-the court's
mandate of |east cost‘hbusing?

THE COURT: Is that clear enough?

THE WITNESS ~ Mr. Cain, the estimates of
population projections traditionally are made in
very simple ways. If you have an area that is
large enough, you may use various techniques, such
as the Cohort Survival, which takes the population
at five year intervals and then introduces the net
migrations. Then there is the Donoman method,

which is part of the Department of Labor, which takeis
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i 1 | én éstfnate for 1975, For particularly small areas

' (%? . sucﬁ as Cinton Township, the traditional methods

; 3 that Pl anning Conmi ssions use is to sinply to say,

; 4 ei t her exténd the growth pattern of the past, usually

é 5 based uponvexperience, and sinply extrapolate them

" 6 as a straight line projection or a percentage
7. increase;‘sonething in between.
8 So this is based also on the kind of zoning
9 that we now have in a community, which, of course,
10 contenpl ates nothing but single famly homes for

B i§, 11 t he nost part 

g § 12 How, then, under those circunstances, to

E g“? 13 relate an increase in popul ation or housing units

1w

k §| 14 in a single devel opnent to that population, is

E iL 5 sonme kind of a circular reasoning. It is to say

3 16 that this is a desirable population for us in 2000.

i 17 Therefore, you are going to increase our popul ation
18 too fast and that does not necessarily hold. | think
19 - that one nust consider also that if you were to take
20 . the entire County of Hunterdon as the Hunterdon County
21 Pl anni ng Board has done and made suggestions that
22 the growmh centers be concentrated so that you would
23 not have to extend your utility Iines for mles,
24 ~mles and mles, and to relieve traffic congestion
25 and so on, you end up with maybe five or six areas,
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fdur, f_ivé, six areas, in which they suggest that

the'[future population be concentrated'. These are

such areas as t.he Clinton, High Bridge area, which
the proposed devedopment is a part.

They have mentioned many, the Lambertville
area, they have mentioned two or three others, the
Frenchtown area. They said that these are the only
sawered areas and there are a couple of other areas
that might in the future be sewered.

Q So that in making an estimate of the fair
share based solely on vacant, dévelopable land, you are not
considering the varying degrees of the developability within
the county? A township does not have developable character-
istics per .se, sites within the township do.

A It so happens that within my judgment,‘the property
of my client is one of the most developable pieces of
property, both from its locational point of view, which I
have outlinedz in my suammary, as well as from the point of
view Qf mar ketability.

Unless the system is going to be changed drastically
in this country, nobody is going to build housng that they
can't sell or rent. |

Q How, you indicated in your previous testimony
that in our society people would continue, would not be

told where to live, they would have a choice of where to
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live. Waould you‘ say that putting 10,500 people, or 3,500

ship, is really going-to give future residents of Clinton
Township much of a choice where they want to live in the
Township? | ' A There is a trade
off, there are a couple of elements. Numba one, we are
talking about building least cost housing and that -is nbt
generally, as has been demonstrated, satisfied by single
family houses on two acre lots, because the lot cost is
going t;) be too high.

The other part of the story is that if you X*ae to
take the same 3,559 housing units and distribute them
all over the Township, | suggest that you may have some
rather sérious problems of servicing these housing units.

Q Suppose that instead of having the 3,500 units all

in one PUD, that you had five or si:: PUD's of 600 plus
units, each in the range of 600 to 1,200, located where
municipal services can be provided. Is that not equally as
valid a way of approaching the cost of low cost housing
as this 3,500 unit all on one area?
A Well, that assumes that you‘hAave equivalent sites,
correct.

Q Yes, Sir. A
lar choice between, you know, six, seven or one. It so

happens that this particular site does seem to have the same

| have no particus
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characteristics that make it far more developable than

It is a realistic situation in which the owmnea has
already assembled the land and Wili not have to start from
scratch and pay high prices, and so on. Those consider -
ations are very important to any kind of real estate
assessment of athievabiIity of a devdopment. Which |
think in the last analysis is the thing which one has to
consider.

Q | understand your point there.

Going on to another one, the fact of visibilit
from a mgor highway, is that more important fbr a residen-
tial devdopment or for an industrial devdopment?

A Well, if you are talking about a showcase office
development, ‘something of that sort, an R and' D plant,
that would be a prerequisite that you probably would not
be able to avoid. In. othér \*ords, you wouldn't even sell
the land without it.

Q Have you made studies for industry seeking
sites to build? | A Have | mede
studies for industries seeking sites to build on?

Q Yes. A | have canvassed
the northern New Jersey area for sites on which to build
offices and light industrial parks, yes, some time ago.

Q Do they, correct me if | am wrong, do they

Yy
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prefer ‘fo ‘be clo'se‘to the Intersections of the mgor high-
ways? J : A Yes, obviously,
in fact it" istkind of a"number one prerequisite that they
'have to be there.

Q If you onIyA just have so may intersections,
isn't it more appropriate to save the areas near the inter-
sections for that kind of development, than to clutter it
up with residential devdopment? A That again
depends if you are talking about the Goble property, -which
IS barerNvisibIe from the highway. The intervening
property is visible, but | have been on the Goble site
and you can see a crack of the highway from there. FHom
the highway itself you would never recognize the property.

The Beaver Brook property, | would say, is a
perfectly nice site. However, | am not sure that the topo
would lend itself readily to that kind of a development.
| am just saying that without kmowing that mudh about the
site.

Q Did you not consider, though, that Route #31
IS going to be an important north-south corridor since
there is none say the Nav Jersey Turnpike, for example,
to the east, and the extension of the Pennsylvania Turnpike
to the west, isn't that a mgor north-south artery in this
area? A | would say it

is rigjit nov the mgor north-south artery and it is also
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véry cohgested.
Q ; Would the Goble site, then being located on
that, that would have visibility, would it not, from

Route #317? _ . A What kind of a

highway are you talking about, and when?

Q | am talking about Route #317?
A As it exists?
Q As it now exists and it is supposed to be

improved to a major four-lane highway?

A | don't think that most users of that kind of land.
would regard that to be aﬁ adequate highway for that

kind of purpose. |

Q Assuming that #31 is improved so that it is

a limited access highway, then would you not consider

the visibility of the Goble site from Route 31 to be an
appropriate factor for RM or industrial users? .
A | gather that would &pply to all other properties
along Route #31.
THE COURT: It is good for both, the visibilit
is just as good for RM as visibility is good for
PUD. s _
THE WITNESS Right.
THE COURT: Good for both?
THE WITNESS Good for shopping centers.
THE COURT: Anything else, Mr. Cain?
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o 'NRf CAIN: Yes, Your Honor.
THE COURT: Al right, finish up.

Q | The coﬁcept of filtering down other than
for the replacenent, | take it then, M, Akahasi, other
than for the replacenent of deteriorated housing, the
concept of filtering down requires increased demand for
housing and a nem/housing product being produced. [Is that
Yeah, generally
it works only when there is a net addit{on and supply.

By the sane token, the end of the line is the scrap heap.

Q | f your population is not increasing, then
woul d the filtering down process work?

A Not necessarily, because in the past five years
since 1970 to !75,1the rate at which househol ds have increas
that is to say, net household fornulation, has been vastly
greater than the increase in population.

Even if you had a statistic for population, let us
say you could have increases in households due to changing
life styles.

For exanple, for one thfng, | ongevity for the
el derly, but also snaller‘households, peopl e living al one,
t he coupl es without child}en. |

Q Could I interrupt you now. You could say that
you could have nore units required for the same nunber of

popul ati on? A That is exactly
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what has been happening.

Q - | understand. So then two factors could

happen, you feplace your worn-out housing and need new

housing to supply the same statistics‘on population basis?
A The statistic in numbe but different in character.
Q Now, Hev Jersey's population, | believe it |
would be a fair siétement, would it not, that Nev Jersey
population has pretty mudch stabilized, it is not increas-
ing at any great rate? . A No, as a matter
of fact, there is a segment of my report which d‘eals
specifically with that question.
Wha it shows, if | can quickly find this'thing,
may | search for that, Your Honor?
THE GOURT: Go right ahead.
THE WITNESS This is on page 4.9 of my
report.
Now, on 4.9 | state that the total numbe
of Neawv Jersey households grew from 2,218,082 in
1970 to 2,408,000 in July, 1975. This is based
upon the Bureau of the Census statistics.
Thus, Newv Jersey households increased by
190,000 or 85% dﬁring the five and one quarter
year period. This was an average increase of

36,190 or 1680 per year.

Meanwhile, the Nev Jersey population grew
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‘from 7,171,112 in April, 1970, to 7,316,000 in

'Jul;y, 1975.

Thus, population increased by 145,000 or
20% during the same period;

Households increased mare than four times
as fast as population in Nev Jersey during that .
period.

In fact, the increase in households is
actually, numerically greater than the increase in
upopulation. The obvious causal factors are the
maturation of the children born in the baby boom
of the post World Wa |l ear, the declining size of
households, and the tendency for single personé, of
all ages, to mainfain their om households.

Q To Stop you there, then, filtering domn
wouldn't solve problems where people need smaller houses
than those which are being used up, which would be the sub-
ject of filtering dowvn. Is that correct?

A ~ What we are proposing to build are not the large,

'except for the few single family detached houses, the client

proposes to builds mostly housing that is suited to this
process.

Q That is what | was getting to. Your opinion
as a housing expert is that we need more of the smaller

housing units, say with one bedroom, like garden apartments,
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or éomething_ lite that, which a smaller household can
affordi? _' A Mr. Cain, that
is avéfy simplequeStion. Yau don't have any and if you
add some, you have added a great deal.

Q- There rﬁust be some in New Jersey?
A  Some place, certainly, if not in Clinton Township.
There is al‘mos't‘ a total absence of this kind of housing.

Q  Yes, and that may have something to do with
the demand. Is it not possible that you have apartments,
for 'exNampIe, in Clinton Town, you have lots of apartments
in Flemington, you have apartments in the area?
A Yau have some in Flemington, yes. But the damand
has never really been tested in this area, as far as |
could see. First of all, one mus consider that the area
has become much more accessible in recent years due to
the completion of 1-287 and the completion of #78. Jobs
are coming closer to you, you have a wider variety of
people coming in the area.A

In a sense, what happens when you get population
growth, you also gain a diversity of people, because when
you have schools you have got to have teachers. Whan
you have hospitals, you have got to have nurses, doctors,
and so on. These people make up candidates also for the
kind of housing accommodations that we are speaking of.

Q Ore point | am leading to, Mr. Akahad, is
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that this is one of the most densely populated States in
the coUnt(y,.‘isn't it? A Yes, it is.

Q | Yet, | believe you previously testified that

.the population shift was really more significant than

the increased population, the shift from the inner cores
to the outer rings?- A | didn't say
it "wes more imporfént. | think that that is an observa-
tion that | madé, that there has been a shift of the
population increments,

The geographic Iocation of the population ‘increment
has shifted from the inner to the outer ring.

Q Now, you have spent many,many years in urban
renewal, going back to Chicago, and certainly | don't
question your expertise in the area of urban renewal.

Why can't you keep the people in the towns
that are their homes? For example, Plainfield is a very
nice community, and do these people just want to leave

Plainfield and come out here for some reason? Why are

~they leaving their homes and what can you do about it as

an expert in urban renewal? . A Sir, if | have
to answer that | suspect that | would be in Washington
conferring with Mrs. Harris right now.

Q You have been there, haven't you?

A Ho, | haven't, but we have been working on problems

of this kind for a long time. There are no easy solutions.
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Anybody who thinks there are, is simply k‘idding

As a mz'atte:r of fact, éven the rent supplementation program
that they have now was actually considered to quite some
degree during the depréssion.

When you ask me, why can't we keep the people there,
well, you know, places hav-e a way of deteriorating. We
live in a very nic'e, dynamic, mobile society, in which

there are all kinds of movements of people. The housing

| suspect that if we were to -- | suspect that in
old Europe and perhaps not today, that people continue to
live where they were forever, almost. But at the same time
the society wasn't changing very much.

It is my impression that even in Europe today things
are changing a great deal. | understand that South -America,
for example, is in great turmoil because of.the movement of
the people from the rural to urban areas, and the great
shack villages that are created. |

There are no easy answers to that question. | can't:
tell you offhand how to keep those people from leaving the
central city. If it is an und'esirable place, it has not
only to do with the physical condition, but the taxes that

are so high, and that sort of thing. At a certain point,

of course, you get a kind of ghettoisation of a population,
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tihich makes it tough for everybody.

Q E As a housing economist and an expert in urban
reneWéI, wouldn't it-b.e your approach to make existing
cities better rather than go out and create new ones?

A Sure. | don't cbntrol those things. | am only a
consultant. We work with people. | am working with the
City .of Columbus, Ohio right now, to try to help bring
about some new development in an area next to the Capitol.

There are some signs that we may be able to proceed
with t~his, because there are a number of little pieces
that seem to be fittiig together, like the local banks
being interested in doing something there.

The answer to the other questions, sure, | would
like to be able to do something about it, but | can't.live
on air either. I work for clients, wherever they happen
to be. If | thought that what | was doing for them was
unethicél,_ I wouldin't do it, however.

THE COURT: | think the point, Mr. Cain,

| in the meantime we have a free society, number one;

| think your proposition is based more on a totali-
- tarian society where you can order people to live.

You have a market society, a free and mobile
society. That is the context that we are trying to

approach this problem.

| think one of the main points is that you
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can"t wall people in the cities by having dis-

criminatory zoning in the townships and other
| .

municipalities.
| | think that is the main point, his main

point, that there is a proliferation nov of the
population, ',the people moviig out of the city, for
all the reasons Mr. Rahekamp gave, that there is
a difficulty to maintain homes, the factor of than
being worn out, being ghettoised and Qbsolete.

There is recently a nev town outside of
London whiéh has shifted people tremendoudy into a
newv -area. Even Mr. Levitt bought outside of Paris,
which was designed to relieve some of the pressure
of the old housing.

In a free society you can't wall people in,
nor exclude them out.

| think that is Meadisom and Mt—t=oret; which
says you have to make provision for fair share.

MR CAIN: | wasn't suggesting that. We» cer -

tainIyAaren't keeping them out. | was inquiring of

. the housing expert about what can be done. It is

not just the cities, Your Honor.
THE GOURT: It is just not Newark. It is
what we would have considered a few years ago to be

a very desirable community to live in, nice towns,
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you knovv", w.ith Somerville going to become a Plain-

field, is Clinton then going to become a Somerville?|

Are we going to be throwing away our cities?

We are kind of throwing anvay a society and
talking about recybling our resour ces.

| am concerned about whether we are talking

about the right direction tox*ard a lit. Laurd

community and Oakwood, sorhe of the other exclusionary
communities.

‘ | understand that there \*as a H.D report
recently which criticised the cities for not meeting
their fair share of moderate income housing. |Is
tha_t correct, Mr. Akahas? Are you aware of éuch
a report? |

THE WITNESS There might be one, | haven't
seen it. |
Q Ore last question, | believe you testified

earlier today that the average housing costs for single

family houses was $53,100. Weas that a 1977 cost?

A February, 1977.
Q Was that nationwide?
A Nationwide, that is what if iS.
Q That is pretty close, isn't it, to the

housing costs of single famil}' housing in Clinton Township,

isn't it within a couple of -thousand dollars?

~
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A I don't know if the housing that is. being offered
is much higher. |
It isn't so terribly. different, I would say, although
the northeastern part of the United Sta;fes, the west coast,
happens to be the highest cost areas, generally speaking.
Q Considering that that is national average,
and since we are |n one of the most populous areas, where

the cost of construction is the highest, that is not bad,

is it? : A Housng sold
was —e well, | don't knov what is bad or what is good.

Q It is ﬁof out of line with the national
figure? A No, it shouldn't

be. Yau are included in the national figures, but you are
median for houses, now, we are talking about means and
medians. The figure you talked about was the mean,
$53,100. The median is the typical house which was
$47,500.

The houses sold in 1976, according to the multiple
listing service in Clinton Township, the median price was
$56,100, which is substantially above the 1977 February
figure for the nation.

THE GOURT: | thought your addendum E said
it was $58,000?
MR CAIN: | thought it was a $3,000

difference.
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1 - Sterns - redirect

' THE WITNESS Is that Blau, Lasser?
" THE COURT. Yes.

THE WITNESS Okay. The data is not exactly
the same. | .excluded all houses situated on five
or more acres, | don't know whether they did or not.

THE COURT: They had $58,065 and you have
$56,0007?
~ THE WITNESS Clinton Township, that could

be the difference, you know, the exclusion of

houses built on five or more acres.

Q It could also be related to demand? In other
words, that there are plenty of people in the market who

purchased the houses at that price?

A | gather you do not have an over supply of houées
available for sale, | think that they are being marketed.
MR CAIN: | don't have any further questions}

THE COURT: It is time for a break. If there
are any redirect, it is time for a break.
(Whereupon a short recess takes place.)
REDIRECT EXAMINATION BY MR. STERNS
Q Mr. Akahasi, | just want to go over Very
briefly a few of the points that have been just raised on
Cross-examination.

Now, making your study and your report, did

you review what has been marked J-3, the Land Use Plan for
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" the Township of Clinton, and did you refer to it?
A "Yes, | did. That is the one that was approved

_in November, 19767

Akahasi - Sterns .- redirect - ’ 123

Q That's correct.

Now, in particular, you have been asked
numerous questions about multiple family dwellings. Does
that report cite'fhe numbea of multiple family dwellings
ih Clinton Township, do you reproduce that part of the
report ip your oamn report? A There was
reference to it, I'm not sure exactly where it was.

Q | direct your attention to page 3 of the
Land Use report, J—'3(e) and J-3 Land Use Analys'is.

| ask you what it says about multiple family

fied as multiple family, over four families.”
A That's correct.
Q As a matter of fact, has the Township of

Clinton utilized multi-family dwellings to meet any hous-

ing needs? J A Not so far,
obviously.
Q Now, Mr. Akahas, you will recall that on

cross-examination we started out with a rather lengthy —

the first question was directed to a rather lengthy excerpt

dwellings? - A The last sentence,
“paragraph 1.
Q = "Theae are a few isolated structures classi-
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from that .J-3'thét we just referred to, which | believe

" can be found in your report. | ask you, do you know what

| am refer}ing to, that section from which you quoted
the Land Use Plan? A Yes, | recall
that. That was the fir‘st item in the cross-examination _
earlier today. -

| don't know exactly what- page it is on?

MR. CAIN: Page 17 and 18 of the Land Use
Plan.

é Page 17 and 18 of the Land Use Plan, | ask
you if that is correctly reproduced in your report?

A Yes, it is.

Q Now, does that summary of .the Land Use Pl an
which is prepared by Kapl an Associ ates, does that state-
nment have to do with the relevant criteria for considering
what kind of region Ainton Township may be a part of ?
A Yes, it does, | wish | could findit.

Q Let's use the original plan, or | could
find it for you.

THE COURT: Seventeen, paragraph 2. 3,
dinton Tgwnshi p, Hunterdon County is influenced
by a nunber of regions. Is that the one you
are referring to?

MR, STERNS: That's correct.
MR, SUTTCH  Your Honor, at the beginning |
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‘indicated that | did not feel that Mr. Akahas
| ,hag qualifica_t_i ons to fix aregion. | want to
re#\ew ny objection to the testinony.

THE COURT: That's ri ght.

Q | amasking you, M. Akahasi, to say what
the defendants' planners say is the appropriate region, and
| am aski ng you‘.? A The regi onal
growh is on p‘age 17.

- Q Incidentally, it can be found on page 3-16
and 3-17 of the report? | A Yes.

THE COURT: Thr ee what ?

MR STERNS:  3-16 and 3-17.

TI-EWBSESS: This is 3-16, that is footnote

'ten, whi ch actual |y begins on the prior page, |

bel i eve.

Well, at any rate, the follow ng, as | say,
IS an excerpt frompage 17 and 18 of the Township
of dinton Master Plan provision adopted by the
dinton Township Pl anning Board on Novenber 16,
1976.

It goes on to say that the regional deno-
graphic forces generally play a major role in the
devel oprent of the community. The degree to which
the community is affected by regional pressures is

usually determned by its location in a given
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région énd the amount of vacant residential land
available,

Q Rather than read it all, Mr. Akahasi, since
it is. in evidence,l 1 ask you whether defendants! planner,
as evidenced by this excerpt from this documént, would
consider Clinton Township to befsolely p‘art of a region

consisting of Hunterdon County?

A | don't know how he could, without contradicting
himself. |
Q Wow, Mr. Akahas --
THE COURT: | wi sh, when you had done your

report, M. Akahasi, you had single spacéd and

i ndented, quoted it, so that it would be deci pher-
able, referrable to the planner's situation.
Because you quoted in his exact words his entire
paragraph three and | gather his entire paragraph
four, as it continues over then with the word
"two thousand” on page 13.

THE W TNESS: Ri ght .

THE COURT: Those are the thoughts of the
aut hor, J-3, Kaplan and Associ ates, |
suppose, by 'lvr. O G ady.

THE W TNESS:  Yes.

MR. STERNS: Re does cite that as a quote

fromthere, Your Honor, right at the top of the page.
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1 - : "I'HE, COURT: Right, but | rather have it
2 |n quotes.
3 MR SfERNS | understand what you are
4 saying, it is cited as footnote 10. |
5 THE COURT: Very good.
6 REDIRECT EXABINATIGN CONTINUED BY MR. STERNS
7 Q On the subject of the region, Mr. Akahasi,
8 did you, in the course of preparing this study, have
9 refere_nce to the decision which is known as the Qakwood at
10 Madison decision? And did you refer to it?
ny A Yes, | did. .
h 12 Q | woul d ask you, referring to footnote 9

13 on.page 3-15 of your report, what if anything you found

> 1

{3

PENGAD CO.. BAYONNT ™1 07002 -

14{. that the court in Madison had to say about the region,

15 specifically about a one-county region, nmay |?

16 A The references to the conpetition of the éppl | cabl e
17 region toward the lower part of that footnote, that it

18 wi Il necessarily vary fromsituation to situatli on.  Probabl
19 no hard and fast rules will serve to furnish the answer in
20 every case.

21 | Confinement to or within a certain county appears

22 not to be realistic, .but restrictions within phe boundarieg
23 of the State seem practical and advisable. In parentheses,!
24 this is not to say that a developing municipality can

25 ignore a demand for housing within its boundaries on the
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part of péople who commute tb work in other ;Stétes, end

MR SIERNS | don't want to belabor the
point since it is also part of the record, but
Mr. Akahas was working with the Slip opinion,v
and he cites it as 67 Neaw Jersey at 189, 190,

sorry, that is referring to Mt. Laurel.

Let me say that he cites this as pages

70 and 71 of the Slip opinion. In the final form

it is 72 Nev Jersey at page 537, which deals with

a cbncept of a region and the applicability of

the county as one region. |

Q In.the same context, Mr. Akahas, you have
been qUestioned about reliance on vacant, developable
land as the measure for housing needs.

Did you find reference to the issue of
vacant, developable land in the Township case, did they
discuss that as a criteria, housing need? | refer you
to 6-1 of your report Where, I think that is covered in
footnote-23 under your calculation of fair share?

A The reference is that this is the mog single
important criteria emerging from fair share literature,
the amount of vacant and developable land as quote "“access
to land,” close quote, which is the basic issue in

exclusionary zoning.
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MR-STERNS  Your Honor, again, Mr. Akahas

was working with the_S_li_Q opinion in final form,

that appears at 72 Neaw Jersey, page 542.

Q Now, Mr. Akahas, again, >the amount of vacant
and developable land, was that the consideration that you
mede in allocating fair share? A Yes, that was
the criteria. .

e Q Ore last question, Mr Akahas, you were
asked by Mr. Cain, toward the end of the examination,
whether or not one large RD of a Size4of ome 3,500 as
proposed by the plaintiff in fchis case, whether that one
large RD could be accommodated or whether or not Ait was
'possible to break that into five or six smaller ones, |
knowv that was the numba used. | think you indicated in
answer to that question, which is in the record, that you
gave certain considerations in answer to it.

I would only ask one question with regard to
that. Can the least cost housing that is able to be developg
and least cost housing,affected by this project? In other
words, are there economies of scale, in your opinion?

A Of course there are advantages, economies in scale
in a large project. It is usually possible to lower the
cost per unit in the land devedopment part as well as the

construction.

MR SIERNS | have no further questions.
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THE COURT:  Mr. Sutton, would you like to
“be allowed to ask any questions? |

MR SUTTON: | have no further guestions.

-THE COURT: Mr. Cain, anything on this?

MR. CAIN: Just one, Your Honor.

RECROSSEXAMINATIOf BY MR. CAIN:

Q As | understand it, Mr. Akahasi, the Beaver -
J

Brook project phased out over ten years, 3,500 units, over
ten years, would be at a rate of approximately 300 to 350
units per year. |Is that correct?

A Yes.
Q Now, assum ng you had a 1,000 unit PUD phased

over three years, which again woul d be approxinately 300
units per year,realistically, what kind of econony of scale
are you going to have in that you are proposing approxi;
mately the sarré nunber of units per year?
THE COURT: Dviding this up to one side,
the west side, is that right, the golf course si de,
that is.the only place you can have it as of right
now?
MR. CAIN: Based on the assumption, but he
says there is an economy of scale on the 3,500 uni_t
PUD, but this dne IS projected over a ten year period
| am talking about the same 1,000 unit PUD over

three years, what realistic economy of scale are you
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going to get over a three year period?

- THE WITNESS: | think if you are talking
about the 1,000 unit project, you are going to

achieve certain kinds of scale. On the other hand,

if you are talking about 500, that may be a different
picture.

MR CAIN: | have no other guestions.

MR STERNS That's all.

THE GOURT: Let me just ask you this,

Mr. Alcanas, you are the land economist, this is a
rhegalopolis, you have used that term?

THE WITNESS | have heard of that.

THE QOURT: Is there such a thing between
Washington, D. C, from around | think it is slightly
north of Richmond, extending éll the way to Boston,
having a certain depth off the coast into the
interior?

THE WITNESS There are linkages, there are
very definite linkages, certainly.

In fact, when you are in Wilmington, Ddaware,
people in Wilmington, Delaware, are very offended
because people in Philadelphia held then that they
are one of their satellite cities.. Certainly the
area between Washington- — if it is not a megajopoIiSJJ

it is certainly getting there.
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Bet ween Phi | adel phia and New York thefe S
a great deal of'Iinkage, peopl e going back and forth

to work. There are many peopl e shopping in New

The cities -are filling up so rapidly, comuni-
ties filling up in between, if you were to go to
Trenton and take a train to New York, say six o'clock
in the evening, you'd be getting on, people from
Phi | adel phia woul d be getting off and there would be
ot her people going with you intd New YorKk.

It is also true that certainly between
Balti nore and Washington, D.C., there is agreat
| i nkage,

THE GOUVT: Let nme ask you this, then, is
this theory that we are tal king about here part
of that corridor?

THE W TNESS: Yes, | would say that it would
have to be considered part of that corridor

Certainly, the western part of Hunter don
County does have |inkage Wifh Bucks County, Pennsyl -
vania, as well as to Trenton, which is definitely
in the corridor. |

The eastern part, let's say on the whole, the
County is, if you have to attach it to any place,

you have to attach it to the east, because that is
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where the growth pressure is coming from.’

- - THE QGOURT: If you look at the report and
see Allentown-Bethlehem to the west, and linking
Trenton and Philadelphia to the south, and see a
linkage to the east, using the' same inner core? |
would say the first is to Somerset County, then you
seemtogo,, as the ring expands, you are doing the
rings in reverse, if 1 understand your report?

THE WITNESS That's right. Theeis a
succession pattern taking placé. It is not only
with population, but is also taking place with
businesses and business establishments, which tend
to follow in the suburbanization process and follows
population rather than to lead it.

Yau think that the jobs got there first, but

THE CClRT:' Yau told me originally that some
of the industries are escaping outside and people
are following it?

THE WITNESS They are bringing people, but
they don't go to places that are totally Without
population, because they have to have,  especially
when making the move of a nature of let's say an
A. T. 6 T., you count on the largest proportion of

their high level executive and professional personnel
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in rhaking -thé move. Quite obviously, if they don't
live there, they move there. On the other hand,
they can't count Ao‘n all of thAeir clerical people
coming, SO they have to have a base population from
which to draw the 'personneli'.

| did an analysis for the Bell Tdephone
Laboratorieé in their move, from moving their
electronic switching division from Homdd in 1dibn-
mogth County, to Page County, Illinois, which is
just west of Chicago. |

They went from research to operational with
this system. That is exactly what happened, they
lost, | would say, they lost a lot of people, most
of them were clerical and a few professionals.

THE GOURT: Wha | am trying to get to, |
think Mr. Cain brought up the point with regard to
the cities, are we aiding the cities by allowing

more ‘of the proliferation of the people and the

industry to escape from the cities, as they run away

either to the south belt or out into the suburbs,

are we discriminating in an attempt to rebuild, what

stage are we in?

THE WITNESS | suspect that Mayar Beem would

give you an answer, he would say you are really

wrecking us by permitting industry to move out. But

|
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'categorical statement that it is something that

once 'having made the decision to accept the industry,
we.also have to accept some people, | think that is
really what is happening.

All in all, | don't know that one can make a

could be semmed one way or the other. Because what
are the 6thér 'avenues that they might take if they
didn't corhe to New Jersey? Would they decide to go
to Houston, Texas, some have.

THE COURT: All right. The problems are
multiple though,in any event?

THE WITNESS Yes, of course.

THE COURT: AII\right, thank you.

MR. Sterns, you are ready at this point to
proceed with Dr. Hordon. | “don't know how you would
want -- shall we start, go through his qualifications
or, | suppose, we will start this tomorrow mor ning.

MR sUTTONI: | was wondering‘ if we could have
the order of the witnesses for the rest of the week?

MR. STERNS | am assuming Dr. Hordon would
take tomorrow. Then | think we will stick, as |
understand, Your Honor, we only have Thursday morning?

THE COURT: Tomorrow morning, then | have to.
go down to an insane asylum. Assuming that we escape

we should be going on Thursday morning. So we have
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ohly' a half a .day tomorrow and Half a day Thursday.

MR STERNS | think Dr. Hordon would take

Mr. Taylor. |

THE COLRT Can we use the expert report
technique, do'.you havé a report?

MR STERNS This is the one case where |
think we probably have to go into some more detail.
1 think this is a case in which there is more contro
versy, | don't know, but 1 think with the other
reports, | think we can do exactly as we have done,
offer the traffic reports, things of that nature.
But this one, which gets to the question of avail-
ability of water, | think would take a little more
time to develop, because 1 think it is the main
point of the case.

THE COURT: Hydrol ogy, vyes.

MR SUTTGH: Another point, | have been
cross-examining first. Now, Mr. Cain took the
depositions of Dr. Hordon, would it be satisfactory
iIf he cross-examinéd first?

THE COURT: You can divide it, | don't mind
doing, it that way, we are just making a record.

iPv. STERNS Your Honor, to save time, could

| ask that the items for identification with regard

T
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to.Mk. Hordon's professional articles that he has
written be marked for identification now, so we will
be ready in the mornin'g? |

THE GOURT: .Y(ll are goiAng to start with |

~hydrolies., tomorrow morning, are you going to start

with hydrolies, if you are going to start with
hydrolics and that is.going' to be the most contro-
ver sial, .do you think you are going té get through
it?

MR STERNS Iy thought we could get through
it by Thufsday. | think we could finish direct

elimination tomorrow morning.
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