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(It is hereby siijulctec and agreed by and between

couiiiil for chc respective parties

and signing of the within deposition are waived.

It--, l̂ s als~ hereby stipulated and agreed by and

between counsel that ail objections, except as to

from, will be reserved until the time of trial.)

(G-l, C-2, C-3 and C-4 marked for

ioentification.)

R I C H A R D T . C O P P O L A , SWORN, t e s t i f i

a s f o l l o w s :

MR. 3ISGAIER: Just to clarify

record, who are you representing? ' ;.,,

MR. 5IROTA: Township of Rockawayh

MR. 3ISGAISR: So, what is your role

here vis a vis the Common Defense Committee,

none?

MR. SIRuTA: .veil, there is s. Common

Defense Group, itfs a loose group. I'r, here

this L.s recognized by the Grouo that I would

be here, D T C I can't sa.y that I'm

r e Dr e 3 e 111 ir ̂  -"11 the rr-un ic i )oliti°s ;r the

KRo JlSGAIER: okay.

EXAMINATION BY MR. 3ISGAIER:

Q Richard, you :irve testifiei bef^r?, haven't



r,-

• l you?

2 A Yes, a number of times.

3 V :Q • So, you're far; iliar with the process of e

• 4' "friposition, and sworn testimony --nd all of that."

5 A I am.

6 Q A n d y-o u ' r e c ore f o r t a b 1 e w i t h i t ?

7 A Yes.

8 Q Fine.

9 I would like to initially ascertain

10 what the scope of your understanding of the scope of

11 your employment by the Defendants--fir st maybye ••&£(& ?$&

12 could articulate for me who you have beer, enrplbjsftd" .;*'

13 by to the best of your knowledge?

14 A Okay. Corcerning this particular deposition,

15 regarding the Public Advocate's suit, I've been

16 employed by the loosely structured Common Defense

17 Group on behalf of the 27 defendants in the action.

18 Q You per-sorally wouldn't b-= able to articulat

19 which municipalities are ei: :l oy ii.g you and which aren1

20 other • thar:--

21 : MR. SIRuTA: wbjscii.n, that he has

22 r-''O infcrmatior; with respect to this matter.

23 He wouldn't have any way of knowing.

24 MR . 31SGAIER : u kay .

25 BY MR. B1SGAIEE:
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la - Bisgaier ; 5

0 And what has been ir.dice ted--we 11, to whorr.

you been report ing, who hired you spec i f i ca l ly ,

A Initially, there was a subcommittee formed, as

I understand it, of the various attorneys who represen

the subject municipalities, and this committee discuss

with me at the time I was employed with Gershen &

Coppola Associates, the possibility of doing some

analytic work and eventually testifying on behalf of

the group in what was dubbed a maxi-level trial as

opposed to the mini-level municipal level

0 And with regard to the maxi-level '̂

refer to, what is your ^understanding of the"'

of your testimony?

A The scope of my testimony will be concerned with

the fair share of aous ing that might be expected to

be needed within the loosely speaking, the Morris

County--the Morris County area.. v-Jhat region the

II subject municipal ities might reasonably be portraye

to fall within, region being used in this case a la

Mount Laurel, and further, from a planning viewpoint,

the appropriateness of intensified development in

this particular portion of the State.

Q Now, pur us ant to that scope of er.pL oyment,

set

V '_ v U preparea reports which essentially over the
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C G p:. o 1 e. - 3 i s g a i e r 6

6 n t i r e t y o£ t h a t sc c pe?

A A c t u a l l y , t h r e e of t h e r e p o r t s , two u n d e r c o v e r

'.&3J,/Geî UJien & Coppola Associates, and ox;e unde r c over
• * • * , ' • • * • - •

©T a memorandum from this office but with

attachments that have been prepared by Gerhsen d

Coppola Associates, were previously prepared. I say

previously, prior to my going on my cwr . And for the

memorandum., which is dubbed 2-79 and dated 3spt.2n.ber

28, 1979, was prepared by me. Those four documents.

essentially will form the basis for any testimony

that I will give, although I am currently working, on

finalizing a report. -•.-••', V %<•

Q You anticipate now that there will" be a^"":A"

final, fifth doc urgent?

A Yes. Either that or there will be e consolidetio

of all four into one publication.

Q Now, we've previously had narked four

documents which I'd like you to identify using the

identification letter -3rd number that the stenographer
. • • * • • • • •

."lias, g'^^n, and very briefly, identify the document

;for pii^pcses of the record, and then let me ^now if

these represent your work product to date on cdis case

MR. SIRuTA: Excuse me, vdî n wsre

these markec?

MR. BISGAIES: Just this mcrning bet
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you arrived, to save some time.

A Tne first is marxeu C-ll for ididentification.

It's memorincur:. 1-79, dated May 29, 19 7 9 from Gershsn

& Coppola Associates. And it discusses the--it

really contains simply a set of charts indicating

densities, evaluations, and certain structural

comparisons of municipalities in a nine-county region,

that nine-county region being the one used by Mr.

Mallach in his past testimonies.

Q You're referring to Allen Mallach, who is

a planner employed now by the Public Advocates Mj*fei<

on a consulting basis. v

MR, SI2CTA: Is Mr. Mallach a ::

I object co his characterization as a.

planner.

A (Continuing) The next is marked C-2 for

identification, it's men orandurn 2-79, again dated

May 29, 1979 and from Gershen cc Coppola Associates.

This was a comparison of anticipated population and

housing that would fallow froi\ the statistics that

are contaiueu in two documents issued by the State

U£uGrtL ent of Community Affairs: namely the State

L>£Vc 1 c ~"ment Guide irlan and che Revised Statewide

Hous ins A i l o c a c i o n New J e r s e

lflt U.UI u ider.title,: q
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roni l l i c r i o r c T h o m a s C o p p o l a ,

ri.cir,or£iidui: 1-7 9 .c.=. tec September 2 8 , 1979

. r . , and this ccTitf-ins

some charts which aad beer prepared by Gersnen &

Coppola Ass ociates , and chat I hcd ir, n.y po* 5c 3.-: ici;

froL another litigation, essentially ind ics 'zicg s or. e

of the costs for housing construction which ordinarily

are not considered, but which are bora with certain

types of development patterns.

Finally, C-4 for identification,

memorandum 2-79, again dated September 28, 1979 frou

Richard Thomas Coppola, P.P., was prepare., oy myself,

and indicates a region, a la Mount Laurel, for

2 7 subject municipalities.

Q Now, you received £ request by the p

to produce files and records, etc., and supporting

. n •-

oc ion- -

crr.en tMR. SIRuT.-.: Just one ,

Finish your question.

Q (Continuing) --for the reports that you

have don-e and the work you have cone: is that corr

-=.' l'\ / MR. SIRUTA: Excuse ne. I wish to

pose an objection. This Is the document

you have before you. It's ex.titl;.

ec t

booe'

However, i t ' s not in the forr: as ro uired

by the cou r t s , ^nd we would nc.ke c r
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: j j t c : i o u t a a t h-e has not been served with

subpoena v/hich r e q u i r e s compliance.

t n. e i € C s ec ond ?

(•/hereupon, a a of f-the-record

discussion was in el a.)

MRo SIRGTA: Mr. Coppola has been

served with a subpoena which we object to

as to form. However, I understand that

certain documents are requested by the

Plaintiff, and that they will serve upon us

a request for production of d

proper subpoena, if they wish,

will respond to that as required by

rules of court.

Thark you, sir.

MR. 3I3GA1ER: You want us to reserve

you with another document or is that

necessary? I raear---

MRo SIRuTA: Well, perhaps let me

discuss tliat with you afterwards.

K;\ „ 2 13Gi\ IER : 0V.a y .

l\ow, re fe r rir£: to the document which has

cification, Rich, you haveo e £ ri ri; a r .c e c L - ^ : o r i c

described that as an actercot to ..-.efine a housin
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L c p .; - i. a - o i s g a i e r

region a la Mount Laurel, I believe?

A Yes .

Qf *•??•' vvhat specifically do. you mean by that?

Could you just amplify on that as to what ycu were

crying to do in ascertaining the particular region?

A Trying to portray, if I can take C-4, a geographi

area wherein there is a specified relationship between

places of eir.ploynent and places of residence. And

therefore, I think responsive to Mount Laurel, in

terms cf where people would reside, absent

exclusionary zoning. It represents a social..,- -^^

interrelationship of, as I said, places of z&

ana places of employment.

Q F r on a piarm ing p e r ° o e c ti ve, how do you

understand or--and if you've already answered that to

your satisfaction, you just reiterate that you have--

ho o ycu understand the concept of region

Mount Laurel context?

In other words, what is the--whet does

region mean in that context?

MR. SIROTA: Objection to the extent

that it requires a legal conclusion.

However, I'll allow hir. to answer the

question.

0 I'm soec if ical lv not as kin.-; for a leeal
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Coppola. - Bisgaier 1L

conclusion. I don't want a legal analysis of what

you Delieve Mount Laurel means; that's for the court

to deci4e. I really would like to know how you, as

a planner, perceive region in the Mount Laurel context

In other words, what are the components

of a region? What does that mean in the Mount

Laurel context?

A Well, I think the components are, first of all,

some sort of an urban center or a series of

subcenters. I think a wide enough area in terms of

land that there is the possibility for increased^ ^

growth, both housing and nonresidential us e$y- ..!Y,1

supportive of that housing or serving that houi

And I think generally that's the key. There has to

be a relationship, an interrelationship, in terms of

the people and the various uses of the lands within

the region, some sort of a relationship above and

beyond projections, but some sort of .a social

relationship, as well.

_£.-''.'.> .-•• " Q •*; You, I believe, used a concept to the

Vffect that the region is an area which, absent

exclusionary zoning controls, people would move into

and would include the area, I presui e, from where

they would move; is that not correct?

A Not necessarily.
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I think if that's the case, you .enow,

yz'j. iui^it ••-• s well just include r d c w s s . e r n states and

California ana everything else. It's c r:ther mobile

society.' I tnink we have to be L\ little u.ore specific

otherwise you can include clearly--al1 of the state

is related to either New York or Philadelphia to sore

extent, because there are nothing like--there is

nothing like those cities in between, so there are

offerings _-f those two cities, which we all identify

with, I thirk, to a greater or lesser extent. To

say that that's part of our region for a Kouryi Laurel-

type hous ing analysis, I think is incor r ec t v.. • !-;'... .

Q Stepping back for one second , n;aybe y'ou

can re articulate what the concept was that you were

using about the absent exclusionary zoning controls,

DBcole wouia cove in--

A I don't think--

MR» STRUT A: objection. Hasn't he

already answered that question?

A (Continuing) I den't think I can really add

anything nore at this point. I thiv—: I responded as

L b. • u _ <t c x. u î  S .10',: i vi ^ i. Ci c L l :i t u •

:"/ Why uid you use the concept at all o:

considering this notion of absent exclusionary zoning

t h e a r e a f r on. which pe wo
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I -̂iin:.. i,1
U c

t w o

wne r s is ta.a L, o.e r I vTe - ... r ̂

A 7h./1 ' s arrived froi.

Madison or uhe Moon-: La;r

Court cases.

Q Ana that ccnceo

a planner?

A Not exactly intelligible. I think ic ::e

. ̂; ̂  '_ i L J_ •.- J. «-.' ̂_ -_ u

some translation, and 1 hav trans
I r* —

ser v e

i Z Ci

what I think is a nanageaole level for planning an .

making planning decisions which result in the physic

development of land.

Q why V7ouid you not include, say Marih.at.iiSff'vc>

the City uf new Y O I K in a regional analysis of

Morris County municipalities, Crom the perspective

<jf tna t area from wfi^cn. population L: ight be -. rawn

absent exclusionary zoning?

A Well, because I think you have to draw the line

someplace, and I thinK the line should oe drav/ii in,

number one, a way tha-t is u. ost Ldent if isb ie y and I

^hink. when y ou s tar t .. ddi;;,g !>̂ .snh;• t t;-.- n., ^'nd taen. we

might as well .̂dd i.ong Island auc :̂: ..; ,h.,lyn >;i

.̂ n c ii z. r~c •_ _ o u:) t h e c L, F S t t •-> K o s s c ̂  :i _. s e t t s a r

WU.Ct.ii

co c n i. j- n a. a ? c

rasnion oror an̂ on-.. r, o ̂o L t L...

QS1L
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A L S O , I cor. t c ii i n -c t in e c p s A c

be one tha^ is -oin^ to, if we can r. P r :-

ger ou iv;ironr:encassumption, result in h_

simil.-r -,£iisities and similar types of uses, soaute

he landscape. I don't think that is in the

miiig. I think it's very, very cost

inefficient, and I don't think it achieves the

objectives of the decision in terms of least cost

. c ross

i n t s r e s c ...-f pi

hous ing.

pl ic i ty

2 7

-that is the methodology you used in ...,.

ascertaining an appropriate region in the

sense?

A I have performed whac I c o n s i d e r to oe a r a t h e r

sin.pie b a t , I t h i n k , s i g n i f i c a n t a n a l y s i s . Maybe i t ' s

s i g n i f i c a n t because of i t s s irr.pl ic i

I i d e n t i f i e d , where the er.pl oyed r e s i d e n t s of tiie 2

s u b j e c t iriiiaicipa 1 i t i e s a re working , and where the

oe^oLe who ore snvpl cy<;<~i w i t i i i r the 27 s u b j e c t

m u n i c i p a l i t i e s r e s i d e . And on the o a s i s of t h a t

i.iiforibatior., de t e rmined a r e g i o n . I chink t h a t t h a t

in : ' . : . >r c iosc two indexes t o g e t h e r r e p r e s e n t a good

i n a i c c c i o r ::f how the s o c i a l sys tem, how peoo'.

i; c :.: c o f t ! i £ i r t i c 3 -.1 i t fi i n t i i a t r e z i o r , v v f i o r G

nd t h a t

sper.d

taoy res
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they work, excuse me. I chink these are very, very

s.ey ii-.pucs. I chink they repre-evo cue eeue of the

~4Sount: Laurel case.

*'Q Is it essentially a n.e thodo ke^y which is

5 s tab! is lied--which establishes i-r uses the r e let ions h.

between residence and sn.pl oyr:\er t ?

A Places of resident and places of enployn-ent, yes

Q How does that differentiate or does it

differentiate at all fror the notion.of defining a

region frorr the perspective of that area absent

exclusionary zoning where people would r. ...V2 irj.ta>2. r...

A I don't think it runs against that at all* f|||||r:"-

think if people raove into this

part of the region of thz new

change the region. in- c i c.\ r s - - 1 n e r o

L. ~Cs L> J

is a very, very positive, and I think c ran a tic

relationship of what's occurring aithin

ou go bey

housing

eyond theregion that I've defined, and whea

Tines, th e relationship ekr c e s a o wu ? .eb s e a n t i a 11 y .

Now, regions can change over tne ye-?":- possibly.

0 Hew does that haDDen ?

A I think it happens te

û <d y J cr t. i i. 0 J c h . j_ b c. o' !.. c; •-• 1 ;-j

o c c u r , u.&ybe t h e L . o t i o n ,u;

OH: 0 e: 1 1 r

art c e
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stcte funds in certain areas of the State versus

ct;i£r^. Ma; be if we don't pay attention to Tri-State

Report and cae state development gui^e plan, and we

attempt tc promote ho-.cgsncus environment, then we' r 2

going to be saddled with it. If we make mistakes

initially, we're going to have to live with those

mistakes in the future, and oftentimes that means

just building upon mistakes.

Q But using a regional definition or regional

concept of relationship between place of employment

and place of residence, what wTould--what is the .

variable that would change which would then alte^&fce

actual geographic scope of the region over titneT'"'"

MR. SIROTA: I don't understand the

question.

MR. BISGAISR: Do you, Rich?

THE WITNESS: I'm trying to understand

it.

Q What I'm essentially asking is whether,

given the concept of region of defining it by relating

place of employment to place of residence, is that

essentiaily--does that essentially result in a static

conception of the geographic area, which a region

would coa.pose, and if not, what variable would change

over iu.e which might alter as well Lie
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•: u

,,:rio

hori

geographic borders of that region?

£ ukay. I think it could change over tir..s

think i f would b e , in this irstarco, :•• O r o o l

of time, and it wouid--the onb" basio dor the

would be an overa.tterr.pt to change it.

Q Essentially, it's fixed oy vjhatever the

computation patterns are?

A I think it's more than computation patterns. I

think it's also desires. I think people have a

tendency to seek out different types of areas for

residence and different types of places for employment

I mean, clearly the job opportunity in the Morris- ..

COLnty area, although there has been a significant

growth in job opportunities, u.ostly unite collar, is

mostly offices, mostly relatively high paying jobs.

It's not n.enial labor, avid it's not warehousing,

manufacturing types. So, really it's a different

type of an a.rea, different fron; trie area that we're

sitting in now in Bordsntown.

Q • Would the type of job or the types of jobs

t h a t m o v e i n t o a n a r e a a f f e c t t h e ••>-• : •,.••:•• r : o h i c cor t c r :

y o

.-/ell, Carl, what you're

hether or not if you lac of io;v

, is that what .u ' r
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~ U r €

5. eying

•_ ... n o w . 1 v.i w n

know.

• . Q where die you ueriva this L̂V? t hodo logy of--

f r _>&: where co you aerive this methodology of de f ir-iiv.̂

region in a Mount Laurel context?

A I really can't identify ary particular publicstio

or precipitative force that led re to this particular

approach. It's something that I think represents

quite simply consolidation of the considerations of

the Mount Laurel case. .

0 Just basically your own work produc

A Yes.

Pl .

wh

c c

Q Are you f a r , . i l i a r w i t h any o t h e r F a i r Share

n which a s c e r t a i n s or c: t terapts t o d e f i n e r e g i o n ,

.ch has define, . : i o s i c . i l a r l y .to now you nave?

I t h i n k Mr . Ziuiuic rmann has d e f i n e d i t s i r a i l a r! '"

how I*V2 d e f i n e d i t , a l t h o u g h I'in n o t e x a c t l y s u r e .

I xi'i ow or n o o t n e r s ,-1 c . n s D o i n t s p e c i r i c co cnese

stion, to that

y o u ' v e

u s e s Lric

27 municipalities.

Q " well, I wasn't limiting my que

fair snare analysis tiiaL

a!, out nationally, whichreed

G Lac i o n s n i p o

e u: .he

1 '-• •• i

c criterion--

.c e an-.
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-nor ;fiic o *J . no.c•. r I. a 3

of the re., ion?

Yes.

Q Gould you sec forth what, 00 VOL.. r be. so

recollection, those plans are waich use choo--

A Yes, it was--the cne that comes to :. ind first

and foremost was used in the Taberna litigation

against Montgomery Township, which was the first

litigation under the mandates of the Mount j_aurii

case to be tried, and subsequently, Montgomery ^ •••

associates versus Montgomery Township, ana in bot^h

instances chat region, which in that case, iv elude-

trie people in llur t 2,0m =. ry Town

a Anc wuo ptouuctu cci 1

aapropriate region?

-' r-inG cio you r :cog-iiz

as an authority 011 rala: Sh..:e

definitions •_• r ^ e line a tior-s o

M 0 u a c L a 0. r e 1 con;.: 0.:; t ?

rroti: \

or t ri a

"ir

c 2 1 'Jl'-. S

_ 0 ..TL

/, i 1 j can s a'. v.ni well

udge Meredith.

0 well--
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i I t: i i r. ,>. ii e • i i ̂  a ,;, .ier e .

z is u r

whether" or :\^t he

A I think he's ve,

work: on Fair Share arc0 And dc you chink hi

his cone apt icr- of hov.7 regior should be defined is

authoritative , in y o u r r .1 nd ?

A I think it's--! think anyboay's thoughts in terms

of region ana feir snare is about authoritative as

anybody else's. The poirt is we're talking about a

region as part or a planning proc

or--end it's not ::;oini; t;, taks the olace a p

process. It's an input into it. So, I think l£"~rias

to be 2 pp r o t? c n. e •- t-nat vy\".y } an̂ -. wnsn appr Oc'ched. that

vv^y, ± w o u l d pay tna

s on. e years a n was a

issues at hand, and

aere is appropriate.

Q Do you kno

/one prouuee • ". y

referred c. that vro r

s r uumenzary epproaca

ate to zi.i~ context of the

: ch-: one that I prepared

. ' Fair 3a?re Plan other tha

. 1 C j_ t;

US ^

a 11U .; i£C

f - - r e 13 t i o n s h i b s t we e n •> 1

."id the one s you ' v

Lin 1b1com, whic

ce of residence

Mii U JL >̂  \' U. C i i , l i c

uemareating ch. o ~~ •"" o

Mk. oil; OTA:

riterion for

r cg ion?

one extent
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to which you classify- what Mr. Coppola has

produced as a Fair Share Plan.

MR. BISGAI2R: Okay.

1 MR. SIRUTA: He's aiscussed region.

MR, BI5GAIER: Fine. I accent that

character ization.

A Not off-hand, Carl. I believe there are others

that I have read in the literature, but I can't

specify their to you now.

0 If by any chance you should recall, you

know, what they were, or you know, I guess this would

z^o for almost anything Ifrn asking you, to the

::hst you rer;;SL.ber something that you don't

here, anG you can up-do cs you.1 answers or ciiz:nge th

just kindly, I guess through Rick, let ce know, you

know, what they are, okay?

A 1 will.

Eer^'

0 This area of establishing regions end

establishing Fair Share Plans, I believe you testified

a* 'sec ond ago, i s - -

* v . MR, SIRuTA: Objection agp.in to the

Fair Share Plan characterization.

Q You state:, something previously, but I ; ~

not auite sure what vou n^art when you t̂ r-'.sc :^bout

._ i. 1 -: ̂  c V <c i. / J i a i i U t L L .. c: v \i t P, c r i c - 11 v G , c o u !. n
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explain that rvcre, you v;ere referring to Mr. Lindbloor:

y.;'- s; ic he was authoritative, cv-d I believe you said

something tc the effect thc-t ir= this area--

A I think ei.y planner tiist stands jp ond says, this

is the region, is a little toe sure of hir.se If. I

think the question is what is reasonable, is really

the question. And what results do the assumptions

bring about from a Planning viewpoint.

Q Now, have you had an opportunity--I know

in discussing this with Mr. Zimrue rtnann that you and he

have had some opportunity of talking to di?c^s.s.-:- .

A To a 1 imited extent, yes. '?' •" *̂ >l--»
• .•}«-*•, * •

0 Have you, other than with Mr. Zir.mermatM,'"

have you discussed your analysis of region with anyone

else ?

MR. SIRoTA: Objection to the extent

that it relates to discussions with attorney

subject to attorney/client privilege.

A Other than to attorneys, no one.

Q Did you and Mr. Zircine rr. ann- -wel 1, you and

Mr . Zimme r tr a nn did d i s c us s , I t ake it, th e

appropriateness of regional delineations; is that not

correct?

It rea 11 v isn't. we only discussed the i7actA

t ..1 e t we o a o 0 ut



O kv C, L c L

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

d i -f'e rci.!: ly-, and I w a s n ' t k n o w l e d g e a b l e of what Mr

,:': :: • r: .'r.a would s p e c i f i c a l l y

t o r ev iev , h i s r e p o r t .

I had

i - r

Q And have you reviewed his re-port?

.-- Not i r• a ny detail, no.

0 Are you familiar with his use of a

county area as the appropriate region for the

defendant nunicipalities?

A Only in most general terms, Carl, I really cr.ly

wert through the report very, very briefly.

Q Let me state it hypothetical ly then, if in

fact someone was to proffer as the appropriate region

for Fair Share Planning purposes, for the defendant

municipalities, a four-county region, essentially

encompassing the 3MSA of Morris County, would your

opinion be that that reflects a difference of opinion

between two planners a.ixem.pting to do a reasonable job

or would your opinion oe that the use of the four-

caunty region was unr easora .bl e ?

MR. SIROTA: Differences of opinion

d etween whom ?

Q Between yourself and a plainer who would

jse a four-county region.

Vihp'^ I'm saying, ĉ;:-- L'\.: reflect
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;.t r2fl=-ct what yci1 would consider

sonablle :er spectiv: which is yours

tfren unferscr.eble ̂er

person's?

which

w e l l , I c a n o n l y j u d g e f r c n m y e f f o r t ?

he other

in this

pel r t icular instance, but I thin/-: that a region,

housing region for Morris County, that is a specific

27 municipalities that we're talking about, which goes

much beyond the confines of Morris County, and which

does not have--Dover in Morris County somewhat as the

central focal point, n ay not be reflective reality ojL

what' s occurring wi thin tha t a r e a , and wh a.t l'is £}&($$¥&

the housing region or is now and I think shoiila fee*

0 So then

unr e :: sonrbl e ?

A well, I'm noi

j ust Saying oe.se - u

Ciie r u n Q e r

County, the mo

\-iou 1 a c :n s i-i e r tha

7i:u • i t ' u.n reasonable. I'm

L iv , X vv' 'o U i. C: u :1 IF. >- uilv. L

t h e d o :JI; d tries of Morris

i u (~ s t i o H i rig the' e I w o!' "̂ •"' c e -~i iii" s t'

determinations.

state that it is your opinion or tna.t you haven't--

re no t of ctie o p i n i o n t h a t i t i s uixr easona. J i

n ' t - - Y O U can not

i i C . L •• '•-; •_;.

L L e t h e f o u r - c o u n t v re-. , i o n t k a c i ' v e a. e s c r i b e d , vo~

o u .-V s a v c n. a t it s t a a .: s t i ., in: L o
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— ° o °

*r ^

you go aw, y t

the urbar, a r ~

trie omt

Cou

I tairik if

C Q c <_ W ;_• C 1 u 1 £ S

horris County

the b o u r n s of t h e C c u n t / l i r e , ;;ron

my analysis, I would feel that there may be some

difficulties with that, and it nay not be reflective

really of what's occurring.

I'ui completed.

Q Hew far away from the County bounds would

you go before you would say that it was un

to include a suecific area as part of the Mo t i t

Ccun t y region/

t- F r e t , t h e d r . t o - t i i a t I c o l l e c t e d , i t a p p e a r o t h a t

t i ie o o r u e r l n g u u n i c lpe : l i t i e s t o Me r r i s C o u n t y , w i t h i n

/wwt.r r er, L < O U U C V , oos s e x , i a s s s i c ; u n 1 oi"' , u s s e x , oor..*;e r s e

c, n... n u n t e r u o n , t n e t £QCiCa r i n g o e ~ - X u o i t K n o w n o w

E. .£L:7 i i j j n i c i p p . l i t i e s i t i s , i t ' s i n t h e r e o e r t s o i L e p l a c e

r e f l e c t s r e a l l y a - - t h e bourr l s of t h e I n t e r r e l a t i o n s h i p

of r e s i d e n c e and e l a c e s o n e n r r l o y ' r e n t , r.nd t h e n when

you go be jvc t h a t r i : : .g, t h e r e i e u t r eire nccu - drop-o. f

I i. •;• o 'e t •. - u e t P. e in e x t •: i u f", t h e r e i s e t r e r'. e n el o u s

r,. t a a t r n; > a i ». s e / e n

on. c n g u o r e r: u n : c i p c:

U: C C" l - t

• e r i c a e r e

..:. e r ?
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•JL r C D - o r r . n e r e L o 11 o r s n. i o .

I r the r e t- s .„ i- :: T". 6 S S

l e

includ

V c

ericl/sis, I

resi:cnce an

specific Lunicipa1ity within the

defined it, what do you look et?

A well, I looked at i:y particular

looked at the relationship of places of

places of employment.

Q Anc what standard would yci us

determining whether any particular ir.unic ii.al 1 ty should

be included in the region?

A Well, 'you begin to look for a. place whore the

line can be drawn, and where there is, in r.y •

a substantial relationship, and where that reiacionstii

starts to fragment. It's son:-.: what subjective.

0 vJhat would be a substantia. 1 relationshi

^ f * . t

between olace of work and place re sinencs

your rr.ind would merit including a particular

municipality within the region?

A I would say if in both counts you had something

. in' tfoe-.lEeighborhood of 55, 63% relationship, you would

iiave «.Ayery strong relationship.

Q 5 5 or 60% of relating what to what?

A Relating places of wor;:C vers.r- laces of

residence, looking both ways.

Q So if a particular mur.ic i.•;;••? lity, ir "0% cc
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A • r f i " : £ • : • a r e a ? r d t h e r e s t T v £ r e

-ui c. v

ne r

scattered ;b:ut >:h~ lar; o sc ...pe ""i r o ugh :.-u c the Stzle,

in neighboring Stcces , I wo^ld say that the t :•/ v *_•. 1.1 b?

• T. ^ T ^N i ] ^-. c^ -r T r ": c -'"v ; o ~! -*" •". T /*"• O c? T M ~ •-*. :. •• o T 7" •' • v
V VV C: L — k* **-. <-• .- ..L C , ,-•• _•_ v_ -1 A. ' 'w- J_V^ w .5 • JL . _ m . i. .' V C 7 vl '_

;̂  were ir the next municipal it y or in

ch; next ring oc r unicijclitiss, then, o;c course,

you would hsve t.) or ing them into the region. It

would be just c5 ir.ore expanded region. That's where

the judgments cone in, ard in this case, the figures

were 7 5% ard S-̂ o, which is, I think, dramatic. ^,,r

C Let TT.S--I wart to play this out a

rors to JLQGrstand hew you used your m

Id "ou ,.cterr:ine whether tc

inc Luce Mir _h

o •: / ̂

TO' :iio witnin the sarre region as

Kinnelon Boro, using this n:ethcdology? •

A Okay. Clearly we're talking about contiguous

i a r a a r e a s . not ieao fro£iivz. We 1 re not takin2

Lcs rnoeles, California BT,1 thr owing it into the

region, 'ev-:: though there right be a. nurber of people

commuting ;. Los Angeles every day. So, it's a.

c o n n yjous 1 a n zi " r e a .

0 rij".'fd loo1:, to e^zcsblish a contiguous land

r.ass that included Kinnelon anc Mindhar: ?

A NC , I vouldr.'- l.olc to do that. I wouldn't, fir
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of all, make the assumption that Kinnal^i: or Miri-thar.

are oaoir..< to be involved. In this particular inatfna

d with the 2 7 municipalities, po r o :a_y .:... th»:

• data o»'"paper, and then went to loci-: •-t wh-t -; o-.:; 1 ;i

occur as we proceeded to broaden the horizon.

Q Before we broaden the horizon, your initial

look at the 27 municipalities indicated what to you,

that there was an appropriate relationship among them

to merit including them within the same region?

A It--clearly, and there was--

Q What was that relationship?

A The relationship was that most of the people

who were living within Morris County, within.those

2 7 municipalities, were working within Morris County,

and particularly there was an orientation toward the

urban centers in Morris County. Thao was the firco,

I thin k, outcome.

Then the

continued to take land are*

core point being Dover and

O6JCU£.?. I mean, will ohis lust sirnplv strenrthon an*

strengthen as we r: eve out or will it stc.rt to fall

apart, and it strengthened quite a bit by aa :i'i6 a

number of municipalities surrounding M.rrls County.

''< How dia vou 0.60 0 ri: Ina vaiicb laaic^ ̂ ai i tia

rd it with th

County, what wcul



C -. - . r, '• a.
\j • - . - ' . - ' \J ... --.1

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

ci^ci;;: Morris County should be included within

zae- - z

you looker .-: t

A B y s : ̂  i r

& r.-iy-ricn that you perceived when

initial 2^?

a •.-: r o i. - '.- L l i C o L <— w X. o v- JL v^ i Vv fc

Q New, how did you determine, then, whether o

not to incluae a--any specific one of these

municipalities within that region? Maybe you car;

give re a specific one chat you chose to include,

and you can give re an idea what data you reliec upon

in d€termir:inc: that it should be included. -I.s..-that

a r e a s o n a b l e wcy t o 20 a;, o u t i t o r - - ?

ir.̂  drafted'

! - +- f
t ,

Well, I don ' t -ievc--the ir^ps zxz ^

vc, iv '..icrtir.g th i s in CL riuati jr..

tcd.i£ as an example the

vryr.e) which I be l ieve is one of the

contiguous u.-rn ic i pc i .-'.ties , which is in Bergen County-

KR. SIRoTA: Pas sale County.

Q - -Passa ic Ccjiity. I 'I:: so r ry .

pal i zy of ,v

How vo':i have evaluated or what

data, woula justify in your rr:ird including that

i.yjriic i pa 1 itv in the r---;ion that you ascertained

y o r the 2 ~ Lunic ;padities?

possible that I' L. not rr.a.king myself clear,

1 n 1 z

It's

It .̂-. o ii u
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•,'avni - r t a i l i n g wes t Mi I f o r ^ or t r k i r i g Newark c r

;-a ming • Tr intern c t any one p a r t i c u l a r m u n i c i p a l i t y - ,

and s a y i n g , should t h a t da i r e Luutd .. r vm;t? I t V7,:-s

a q u e s t i o n r e a l l y of l ook ing a t a coi. ; ig-jo .is l . n d

•? r v. .'i s u r r o u n d i n g t h e L o v e r ^ n c K a r r i s C c i n c y •: s n t f r-•? ,

and saying c o l l e c t i v e l y , i f we t-r-ke--exg.;: d t h i s tre ; .

l e t ' s say one u unic i pa l L ;;y in terr ,s .of c i r c u m f e r e r c e ,

maybe two m u n i c i p a l i t i e s in terras of c i rcumference ,

what r e l a t i o n s h i p emerges c o l l e c t i v e l y ? B:cc-jse t h i s

i s obviously an a t tempt to p o r t r a y a region tha t has

a c a p a c i t y to grow, as v/el l .

•£. ^
0 I take i t i t would grow if what |

b e t h e c a s e ? '^

In otrier words , i f I showed

uc t c Tvoiild you then come c^ ode c o n c l u s i o n t h a t the

regior i s h o u l d - - h s s g r OV.T in. a girer. t e r - -

A I d i d n ' t mean gr :, «n i n terms of g e o g r a p h i c s i z e

I'lii s in.piy t a l k i n g aoo-;t growth i n tGrit.s of o :•.-. s ib 1 e

ii'.cr eased employment o p p o r t u n i t y fnd i n c r e a s e d

r e s i d e n t i a l o p p o r t u n i t y .

: Q- ... Wel l , l e t m,e ask you s p e c i f i c a l l y , t h e n ,

I p i c teed Wayne as en example , a p p a r e n t l y , i s a bad

one because c c c o r d i i m to the d^ t s vou -i:_: ve , t h : r e we

S iuiic C 0 Tl .L u 3 I C I i 1 CL C iT.e 1 C
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!_ L i. J_ 1 . :\- , VV i

„ LL ~>

H<~..l€ ; . c r i w a s i t , I d o n ' t k n o w w h o i t

e i s e .

A O h ' , M < J - i L a q o e , ; a s .

0 T.., what extent: did--ao you rely, locking a.t

wayne Township, in including it ia this particular

region on the fact that your data reflects a. certain

relationship of place of residence and place of

employment regarding that municipality?

A Simply because, as I've tried to say, if you

start out with Dover and Morristown as the established

center, and you expand out from that cente r ,•''y

take in--and you expand out from the Morris Co

boundary line because actually Morris County and

Dover are actually it" the center of Morris County

as it happens to be, if you're going to take some of

the bordering municipalities, you're going to take

them all. I mean, that was the approach I took.

Q Well, does the fact that Wayne has a

tial number :f residents who work in the

t.iin the 2 7 r: ar. icioal i ties - - I believe it's--

well, it seems to 70-0 going both ways, is the number

sienificant of how manv--t:ie nur.be r is significant,

but not unto itself. Coileccively, with the ethers,

i t emer you c o: e -.jp v/ith '"J"; T" T" ^ V 1""1;._^ i-. W 'w. 1_ 1 :
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chop's what I was t rying to por t ray , a regional

e::n. Go, whether i t was ,.ayne tdat had rrore or

less addea t o the oot L € r iv. s t h 2 S t -3 t 13 « LC '••: i S

c is n . c |- +- ,- -----

7 4%,

s omewhat ir r e 1 e van t , 1:

emerged rather dramatically, as I said, 85 ar

depending upon which particular indices we're talkin,

at, which is rather a powerful relationship.

Q ivsll,- as a matter of fact, Jayne seei-s to

have the rr.cst--

A It may very well be, but that wasn't the reason

it was picked. It was picked because Wayne together

with the other runic ioalities added a significant.'?1""

percentage to the relationship of places of worie'ard

places of employment.

Q He s idenes.

A Places of residence. Thank you.

Q So, in evaluating whether to expard this

region out, you know. yoi. stepped at that first rins

o f n, un icipalities--

A ' ** I went to the sec end ring, ard there was •:.

"dramatic '_ ~rrccl\ in the r ela t i : r s hi-i.

111 :

ox":and i

r u. IT 3 1 1 01" 0. S t o

u - i r
1 1

.: i r s t

:di £ t li o r to ado a n y

lar municipality or rot?



p J La - 3is^cc ie r

1 A What would be adcle-: in terns of che solidificat

2 of the pattern. In o-her "verb's, if -"e odded no re

. municipal i ties, we were substantially increasir.g the

Statistical relationship.

Q Can you give t e the source of the specific

specific source of the data that you have in C-4?

A I think it's footrcted, Tri-State Regional

Planning Commission ana New Jersey Department of

Transportation. It was raterial that was gathered

from the State DOT.

Q I understand that. But do you--

A Their print-out sheets. I don't know exae

what the-- ••v"">^

Do you have copies of then.?

A I don't, but zhey c^n be ?£sily duplicated.
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Q

Q How would I be 3b Le to q;et a copy of then,?

/mat would I ask for?

A You'd have to go over to the library in the

State DOT, and you1-.! b s ser;t up a little stairway to

roon., and you'd have to n.aks advanced

ts. I can get that, I probably; will have

to get material--

Q Is it a specie ic i.epcrt?

A They are data, she e us that I--I. don't even know

it was publishe or whether
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-re just r e 3 d-out sheets, y o u know, base data that

was generated by Tri-State.

Q In any event, you do know it has a 19--the

date of. the data was 1970?

A 1970, yes.

Q On page six of table one of C-4, you have

a grand total number of 62,833; what is that a grand

total of?

A That's a grand total of the number of covered

jobs within the 27 municipalities, indicated frorr the

s tatis tic s.

Q The conclusion that can be drawn

Lhen, is that 100% of the people who work in'

County reside in New Jersey, is that--

A That would be a conclusion to be reached fron

the deca that was generated, yes.

Q To your knowledge, can that possibly be

r. the 2 7 trunicioelitiA That the people who work w i th i

a l l r e s ide in New Jersey?

Q :l ight.

A Could os .

0 Gki-y.

Referring to the page si" o

of C-4, i;h-rs is a ;;rand octal reflected chore of
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Coopois-£is 0oier 35

9 9,333; what is that 3 grand total of?

A Thau's a grand total o'~ the--of ,There--of the--

:V'©£-.f\wKere the people--cf where the employed residents

of the 27 municipalities in 197j wor^ea.

Q So, that would reflect the ucta.l number of

workers or covered--workers who are in covered

employment would equal--who reside in Morris County--

A Yes.

.•dd fiturQ --would equal the 99,000 some

that is on page six?

A No. Actually, there are others who work ouj^side

of the State.

Q So, at least as. far as that is concert

we know that is not reflective of all of those

residents of Morris County wh

employment. It's reflective

in covered employment ;/:

A Correct.

'"''"-'- (yhe r £•.!.;

BY MK. BISGAIER:

0 J u s t h a v e L i e

line, Rich.

n

o r

scauisciL

o r r in cover ea

all of those who are

.-.. II L'l £ V," J S T 5 6 V •

:• : t r •: oe 3 s was taken. )

more '• u e 3 11 or s on t h i s

s i p T\ i f 1 c o n o e ~i o LI g; h
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Cc-ppoic - jisgcier 3o

on- municipality or a whole ring of municipalities or

several mj"icipalities as a. group or however you would

conceptualize it to ths region as you delineated it?

A I think it's a relative situaticr. rr.ore than an

absolute one, out--

Q Because I guess I'm asking what you would

look to--

A I would look really to the significance of the

ircrease, collectively, considering the number of

municipalities that are being added, and the aggregate

strengthening of statistical relationship. I can/t

give you a number at this point. I'm not saii '.'

could. t And I unfortunately don't have the maps '>

to indicate, you know, what relationships wore

actually found in this instance. It would be possible

to break it out, obviously, anybody could do it,

just take another ring.

0 But you do not have like that minimal

statistical relationship--

A ;'N0-.;-

'--. •'. Q . "-under which you would not go or that

L. aximurn under which you develop woul.. i n d u c e the--

f. >.T _, T r- r- •,-- ' f-
.-•- i.'i O , J. O U U U .

o The only thing I'm re a. oo King

is -nera some stance, ra which you can convey

t i e r :

JS
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T '•-

•ahicr. o b j e c t i v e l y scir.cone e l s e C J J I Q t h e n l o o k a t ,

,v.:i(.:i v;^ _ _ - - c h e y w o a 1 2 t h e n u n d e r s t a
* • * * * .

• :& ' I th I n k it: — I chink it's c-. 1 1 :h :

help to ho^e a map indicating 1L . I chink I r any

planner were to review it, the relationship emerges,

comes right up at you. It's not fabricated, it's

not the type of analysis that n.ekes a couple of

£ s sur.pt ions that have a tendency to, you kroiv, like

a snowball picks up Lore snow as it roils along. It

just happens to be the situation as It exists froia

die statistics, and I think it displays a rather - :-t .,. r

reasonable region.

0 I don't know why I'n having soî e crnceptual

trouble, but I'll try one L.or_- shot, and if that

doesn't work cot, go sor.ewhere else,

If a particular uiunic iaality,

hypo thecically, given Qe "; oo i c S iuci".c<e •.a t i o n

'would i n c r e a s e t h e t o t a l i t y of trie p e r c e n t c

the number by, say, fi~~e percerat, or

_translates to in a naa.be r, 1200, 131

employees ., r residents who are relit

Lities anc tha- sinale ia •

stifv inciudlaa it within

r:.unic i

Vv >>.' -.' _ V J . L :

17 h atevei- t in a t

; , 15 0 C . z i t h e r

:nz bctweer. the

i c i • •-• a. 1 i t y , t h a t

res i

ot nscessariL/.

hv wcul 'r: ' t-£--v/hv wc t It -na
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t to 1 o .'

:.. 1 r 0 - 0 i. c. L L oe contiguous

T f". to the Ian: .-re a, It r. Igat be ulles away, n^_, ̂ -^ ^ v .. _

'Wjr&£ would be another regie a. The Los Angeles exEn.pl e

It :• iohc be something thrt a municipality that is -JS

sticking out of what is otherwise a rather coat.- ire 1

region with s relationship to the urban core.

0 Why would that bother you if it was just,

say, one sticking, why is the context--why i;: the

concept of a ring, per se, significant to you, as--

A I think we're trying to keep equal distance frci

the urbar. centers as much as possible, a la .Moû ffiv̂ -d̂

Laurel . -£/

n have ir, te rruDted '-our answer: is

d, L t V L . i i . vou wouL that?

A No. It was going to be v. y answer when I was

going to interrupt y^u.

Q Si., I guess just to paraphrase it, and if

l'n; wrong, show re where Ifir wrong, if a. municipality

'-;had that kind of e significant or that kind of a

.relationship, not to put the adjective "significant"

on, if it h?.d that kir,a of a relationship of, say,

a five percent going j^ck ana forth, and it were

cor.tizucus, tr.-J the rira it was in was such that the

other municipalities in that rin~- also hs. ort
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C o o o o l a - B i s g a i e r 3 ~

of a s imi l a r ly s i g n i f i c a n t r e l a t i o n s h i p , then would

yov add i t ?

Aj ' Correc t .

Q But If it w?s o-ither not contiguous or If

•-he ring it was in, the othsr municipalities ir that

ring did not also have that kind of c, relationship,-

then you would not Include it basically?

A Correct.

Q Would you say that it's a fair s tat so.. :nt

that one of the purposes --not the major ourposs--for

articulating what the geographic contours of a^^gi.pn

wculd be is that it is that geographic area

then be used to ascertain a housing need, whlcW^tf"

turn will then be allocated to component municipalItie

within that region?

A Yes.

Q And that all municipalities within that

region, then, would be then treated similarly with

regard to how that allocation would then be done?

; '"""'i-'-y'-'' MR. SIRuTA: I have -n objection.

Q * (Continuing) In that sense that whatever

the criteria for the allocation, each municipality

would be treated similarly, and how the criteria

would be applied to it and the housing need that's

been ascertained and allocated to those component
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r.unic ioa 1 ici •E o , is that a fair characterization in

your ruin a?

MR. SIROTA: I hav: an objection in

that allocation is 3. legal concopt, not £s

far as I understand it, a planning concept.

In any event, th«£re has been no

groundwork with respect to allocation as a

planning concept.

0 (Continuing) Well, all Ifm asking, do you

understand, as a planner, do you have an under standin

of what it is that I just sa.id ?

A Yes.

Q Can you just, as a planner now, can ySti"-'̂

A

0 Now, how then would we deal with or do we

have to deal with at all a problem of overlapping

regions? That is, what problems would you perceive

to exist in allocating housing need where a particular

municipality would be in more than one region or

•should a particular municipality be in more than one

region?

A I' hi not sure.

Q Let :.;£ start with that, let's initiate, do

you think it is appropriate in attempting to develop

My answer would be yes

a reasonable housir.p a l locat ion plan, that ar ticulc
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Coppola - B i s g a i er

municipality might appear in two regions?

A I don't think it's inappropriate.

•*$**-iC "' Q̂ ;'"' Is it possible, then, that if you hove two

'•i'€̂(IS8ltif®|t regional analyses, that a particular

municipality, using the same methodology that you we:

using, would have different allocations depending on

which region it's in?

A I would suspect it's possible, but I would also

suspect there would be marginal differences if the

same analysis was made in both cases, same assumptions

were made in terms of the allocation.

Q If every municipality in this suit

the State of New Jersey, for that ratter, whatever",

did their own regional analysis based on your

methodology, would they all come up with different

regions that they are in?

A I don't know. I haven't done it for every

municipality in the State.

Q If hypothetically, using the same methcdol

s take the 2 7 municipalities who are

s in this suit, if hypothetice.lly the same

methodology was used and they all came up with different

regions, cio you see any potential conflict existing

oetween what the housing allocations iuighi: be?

A No, not really, because the housing ," lie option

AT5
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I c s 1 .:t =

.L2Tin ing ' r o c s s s .•?ny

i a - t . - r : . c ? s s .

with the fret that if ercu <.rit ^id a separate housing

•̂1 Iocs': ion plan, an-." yo:j were the planner for one of

the towns, you might have 2? different housing

allocation n::..bers a i±r iout ed r.o ycur particular

r.ur. icipel ity, let's s-y Mindham Township—

MR. SIRCTA: objection. As I

understand it, this witness is not d^al irij;

with housing allocation and is not testifying

or issue.! a report with resoect to"

1 • r "•• o

u o Vv 2 lie c us s t ion ,

• <?>•?• •• .

.ae

r l

X j_

their r e gione 1 aaa1y s i

c o n s i s t e n t rr; e t h o d „ 1 •.-.• :. v

..;nidealities did

i;,e thodcl ogy or

sinse use

the same

methodolc

LL'-l t.:f;

t us

C ilc, L

the s an'" e

u :i i o i D a 1 base for

o w I t h 2 /
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c icn l it

A Why v/ould they do 'zh

'i c L

y o u t h i n k y o u icncv: w h e t I ' n

I c c n ' i : know who t y o u ' r s g a t e i n g

te. s way you ocseu it, le eacin lr.cii vi -: u.:,. J. L.U:.IO.C-:

uic it, they would do ic :or themselves.

Q But their region would ericcn^&ss v^c uui

/— , .

A Most probably.

0 -,nc once havirg a:c;,^s3cd the .-t;t,-: 2'

iii cne region, the)-' wouM thcr- hav..: on allocation

plan which would allocate to each municipality an

a l l o c a t i o n n u m b e r ; is that n o t c o r r e c t ?

M R . S I R O T A : I - ^ r i n r a i s e t h e ob*

the? t your

I s n t

n e s i s - -•

r s -'_ _̂ t : »

e r e T.•;. c ^ i ^ n

X wi i i - . - C :_ .:- ; -
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O '' • • - . . ' v a c v _LV_C- i I Li

-J s 1. ag

consister

doessthei rV:ich ir.7ulv:-s th<-;rr

the other r-ui;ici;:_: ii t ie ? butvhich in its totality is

different for ecch r. ui\ icipc-.lity, then they wo:.;ld then

alloccitc the hcusii-.i need generated by the particular

region, in this case there would be 27 different

regions, ell of -7hich individually would include the

9 7/ u ; L. . ; 1 ^ i i» c-w J_ j _ v. _ c i j - i i c esulL ^ould. De or w'dat jl.f the

result wou'.•:: be that if for anyone n:

_Lc.n WGUiu COL

nun. o e r ;

i t h ifferent housing at'

• o'..: relate to thc;t

i ri p • J

.ne nrs i s t

trie i:.;ef.ioc t h e

e tae

developab

ii '•;• \\'B s

•: t a on vac a n t ,

'•; i . i ^ h t be scn.ewh,

: .e . l e t ' s e s s urn e

the r e •-, i o : •"•• 1
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or •; 3 r •;= it to a n

and just

bother me

t h e

t a P r e r. l : : n ...

ou r -̂ v

~ , :; 9 C >* U S

t h e

e cvsrlf::-. The S t a t e has tc

ivs he r>\ f : : s t l i r e . ? , b ' ; t i t l:ecor:ss suspect :-?TPI-

2 out t . the f r i n g e of t h o s e r e g i o n s , ^z rticular

r c ^ o r t h a t Morr i s Cour ty i s in anc P a s s a i c

: r c y t o n a v z

? re -Tion whic

. 6r. v c

how do you- -would

t" »-! p ••-; O

w , V-J'J vvOl i lC L t s r:

suggest

aiiuer or as a

rovioe a. housir.-

'• - - - ' " ' - • - • ' J • - ' - "

11 u 11 or , t o ,0 r o v x o 0

:uri- t ; / for o.

ha t you ..'- cl"?

per spec

11 uir b e r 3

for what :hc housing allccatior: is appropriate for

y o u r m u n i c ' ^ a l i t y , how w o u l d yo

A I - v u l ; . t ake t h a t r o n o e , I

t ha

k e that
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Cc:oola, - Bisgaier 4 S

A well, I think in some instances, it's not a

question of. what you shuct "or, because that ouestion

is feeling that you'd always y_o for che 1 e 5 •- a:-cunt.

That Va not always the cose. It :-1-perod0 upon the

municipality. Some r.unicipo1 it iss right be more

appropriately capable of absorbing greater

population increases, multiple farilies, so it becor. e

a case-by-case basis. It wouldn't bother 1 e because

I'm not sure there would be hard fast number because

I'm not sure there is such an animal.

Q well, would yen. go to the low ra:.-e— _

A I might take the lower and the riddle

upper in terms of what the Township could do, "'wlfat

would be appropriate fror an overall planning

viewpoint in the spectrum of time, and then make

a consideration of--well, it apparently is meeting

the low and medium fair share by a factor of two,

but it's just meeting the high by a factor of one on

one .

*)'.*• Q I'm not sure I un d e r s t a no the factor.

Kfc'- " Well, I'm saying it might be over zoning two-fold

for the low and medium, but when it comes to the

uooer ore it's just meeting it exactly.

Q So, one way--

A I dor't chirk ic's o precise--! don't think it
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L.C ~ : - i - -

s i ;. n b •: - ?.

pure and

reduc ing

-i t; ci JL -V i t a <_ ,.

-. , "f;d I ' r: n o t s u r e i t s h o u l d be a p r e c i s e

•: • i f we ~:et t o a s t a t i s c i c u l e x e r c i s e ,

w s i-v: CC

_ ^ c:> \_ u;

•'"•*" J i. - «-

^ r^rge

should

••'"'ursr .

in evaluatii ? whot vour

do would be to look to what vou

sense of the runicipolity capacity is to absorb

units ?

A Clearly.

Q .-nother would be to look at ycvr ove

In other words, here you would find that- -well/, •%

tckc 10?, 113, 2""0 as the range, and let's say

eve r zuT,e d--you ' ve zor.ed for 2 in and say yo-:'v-; got u

two tc one rf tic for the low end, and a one. to one

for t-i•.: 1 o v/ er.c. , then you'd be satisfied?

1 I cjr/t know if I would, it depends upon the

c ircuii'. stance s , Carl, but I eight be satisfied, I

•.-r-;.ul ' also actually input the regional plains for the

a, including Tri-5t^te ?nd State Developrent

MRO 3ISGAIER: Urf the reco

( ./he r eupcr., an cf f - the - r eco

Guide
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0 w-r.c:i;. r "? r i o r to t 'n o s i;: •. • ,1 o .̂ e o o s i o i •. n

itig • 'iffip 3c::': uo o n by N~w Y.. r k ? i\ '. r a i I o d o I;- a: f. ,

could-you j.^plore ohst a lie tie 'vit ' u t-"ro. ~ o •" wha

you ;oeant'

A Everybody south of Trenton roots for the

Philadelphia Phillies, and everybody north of Trent

roots for the New York Yankees, That's the oeot wa

of saying it. I chink there is an id.entif ico t icr-. 'f

the specialty cultural and ente rta inr.ent end shoppi

facilities to those two n.ajor urban enclaves, ...i.d I

think the closer you go down to the Carncen area,^tj

orientation is Philly, anc when yc1: ̂ et io:to

County, the orientation is Neo i\r:C.

Q To the extern you ce:, I know it's

be difficult tc ' " " ' * ' *

the reasons or can

e too

to

this,

that somebody in Morris County w. :;

York City where sorrobocy in Burlin

.X€slata:-.jt-o Philadelphia?

-A-- I think it's priiwrilv one cf

0 P r 0 x in, i t h '

un--y w o u l d

t y who

cr>£rsi£ vi '~i p. •-.-

Just o:cxii:d:v c

n

^ 1
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Yor

1- icy u. the city. If I could see a play in

i a I live. La Fort Lee, I'd be r. uch more

apt to go to Ne ,. Y,rk caan to ,5 .» I own to Philadelphia

to see th>, ;at.e play.

w o-t the geographic proximity, it's kii J. uf

interesting, I haa L y own experience with this in

Denver. Boalcer, Colorado and Dmver tend to be

cluser in proximity in terns of driving time than

certain areas of the New York metropolitan a. re a. are.

and yet there is almost no sense at all, when I was

there , of s or. ebudy in Boulder feeling they were

to Denver at r;ll. I'm kind of curious as

uakes New Yo;:k city ^r--in the north or Philadelphia

in tae south aerceivch as Da re of the same

:: n J- n c-; l c s . ;•:• 1 1 o n s 5 g r r e e

wh :ver= ealnma : •. : en :• recora oar ore about television

In northern hew Jersey, you are hooked into the

New Zark stations. In "cuchern New Jersey, you're

hooked int.. Philadelphia stations. //here we are

sitting -n

a saa

ral New Jersey, there is a band

an pull in both stations, snd

a here fro- that viewpoint,

circulation, I thin:,:, has
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G o •• •"• ̂ b - B i s ••• a i e r 3 "

soi e thing to -.c with it, although i.:'s difficult to

specify oecuuse there ere o'erlr.s, o~: v'_ ously.

F'7 Advertising campaigns. I think there

a host of similar type - -oel ephoi e :xc:ieu:g = s ; costs

of c onounica t ing ; z hizy' re a i f.: ic •;". t to oino „ in : . I

think, frankly, the wo rk/r es ic' ez c e relation probably

synopsizes a good portion of this

[.refer to do it the other way.

MS. SIRuTA: Off the recoru.

(Whereupon, an of f - the - rec 0 r •:.

Giscussion wss held.)

BY MR. BISGAIER:

Q Have you p

l t i i o u 6 i I ' d

part of you roductf

this 1 iti?at ion been asked to

Z L. fi e r v o

i e D a. r t m e n L o r C o r:. i:

Yes .

lew, or re g :\ r. i 1 e s s

c r c t reviewed the

0 •vss t n a t c s

case or son ethin

. r r> r o •

in^ ever since the

of Cotntnunity A f f a i r s began t h i s - r . x : s s ?

A The letter. It's obviously ---n ir::̂ or

n Have y o u ever w r i t t e n cry thing s ^ l u a t i n g ,

r i t i n u m g or s o a o m g an

Deoa. r tr: ent of C

A i i oca

i t v A f f a i r s ' s H o u s i n

or anv c ou ?oneno
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_ f. ~:
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.r swe r i s no .

rh i c h h -. v ̂  b c
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its relationship to planning, and I guess tu?z

ps.rticular docun.ent has oeen n.entionzd in chose

articles .

0 That leads ne to ask: do you have in you

possession here a--that sort of d ocurr. ent- -document s

which vuu have prepared which contain your thoughts

on the subject of Mount Lau.rel from a plami-ng,.. -f--'-- •'

per spec t i ve ? -.-**"

A Yes, I do.

0 Not now, but the next time we meet--

A I can do it now.

You can s ivc then, to n.e now? Is io sorr.ethi;

ycu wouldn't r ind if I tool; with ro and then eave you

I have no o rub let:: with t h a t .

21

22

23

24

25

that the

u r D o s e s o

of Co r ounity A f f zi r s delineate

s i n g A l l o c a t i o n P l - n ?

tho

nur. D e r

• o u L •:::. o •c cuno 1O1
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Q Right

you f ? n . i l i a r vTith how th-

<i£ter%iined to i he nt ccur: :ie

^

or.e 'region?

A Generally speaking, y~s.

Q what have you read or who have yea spoken

to from, which you've beer, able to glean that analysis?

A Weil, I've read the analysis. I read the

preliminary reports as they were issued from November,

'76 through the update of May in '78. I've spoken

to Dick Ginman and Richard Binetsky over th©

Just previously I have listened to testimony

it, and some various court cases that I've

participated in. And I think I have a general

understanding of the methodology used, although I

don't think it's terribly precise.

Q Is it your opinion, generally speaking,

that it would be unreasonable for an agency or

governmental entity or planner to utilize the eight-

county v;H eg ion for housing allocation purposes for

Morris'' County municipalities ?

r o D r i a t e .I think it's v-:ry in^

I s t h a t t h e — : : i d you zean t h a t t

L ifl fc S ij mc c: S c l i i i i -i.x.: _ b c. o •_•• Lir; u L E vj i. u u. '̂ i u -

" s sentially

't w?nt

c so far es s a v i in.:? it's unreps • j n .3 b
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.A Well, I think it's inappropriate, I dor ' t think

it's rc~s ovule in the cuK£;ct of Morris County, *f

we're lqoklu:, ot Morris County.

0 ,uai cakes it inappropriate in your mine?

A well, I think we're really talking about--first

of all, we're taking a State stuay which was very

broad in scooe,,and I think should be cor in ended for

that. On the other hano, I don't believe that I

agree with all its findings, and there are probably

authors r»vTho participated in the preparation of the

document taat don't agree, either taking th.e'-ei-j

county area -no saying, this is the housing "ari

and then we're going to cross the line into Sussex

or Hunt 2 ru on s.nd we're going oo be in different

regions, I think Is hissing the point, and I think

the closer you get t

area, the more you a

the fringe . a I e i zh t - c o un t v

ia v o to be suspect of its

identification as an sutononous housing region.

Morris County is In tko central part of the Northern

portion - " the i:*:zz. It is el oho fringe of ohis

eight-co'uot; ro ion. I::'s unicu- ir. that it has

O t -L i- 0 C _•• iT '-.: • C- u - L. :: L '...': ^ .'.,. . H '.J 0rcti trctivity, which is no

y :.ther counties in. the northern par

::c N a v; J e r s e y . A r: c - -

Car you namo -no the r county which would not0



C o o : •:• i a

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

21

22

23

24

25

A Surs, Passaic County. Passaic C:-\:nt

irregularly shaped. It's sli;.:st an ho

You have P-ssscic, and ycu have Pscter JCU,

have total dif f icui ties , in n\y mind, of re

those in unic ioal it ies to the north r.n--.: west

il?S? o Q c. D £

i_ i.1 O S

cities, to the south and east of those cities, which

are sandwiched in the south and cast between Bergen

and Hudson. Morris County is somewhat regularly

shaped, with those urban centers at a core, :n iL

has to be recognizer as that, and maybe exploited-.

for that. we have a. difficulty in data base, whicfi.

is part of the State's difficult as well as any

planner's difficulty in analytic review of i.: or I

should say statistical methodology approach, but if

we're .go ing--I don't taink--you can't say, for'

instance, w-st Milforc, in my mind, i;'s caking a

specific example, is totally inappr -jprii I = c a say

West r-ii i f or d. is pare o a that f. ig:iu -c• „ unty ar 2 ;• , ana

^j?notH.ani Hardy 3 tor- isn't, because a. r 2 Lac ions .iip

t ...„• V e m a n .-. n..: .-• ̂  r ̂ y a :; 0 : • is i athat West Lilfor-

tnan it i

C 0 T C i : J S 1
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C „ o :• o 1 a - S i s g a i e r

A In West Mil ford c a s e - -

Q Any p a r t i c ; : l - r munii

to another i s i o;:e re d o i

5 5

a l i t y ' s reiaci

s i i ^

I 1 o o h ; c c r e 1 o' c i JC s h i p , ':

£l i. >3 IT S LI C; Ci.

Lines, <sr;c ."icn ~n ana l / s i s cf those IT: unicipa l i t i e s

indicated ? ratrier :_mique s imi lar i ty among ther.sslves

in terr,s of dens i t i e s , in terms of h i s to r i c p r t t s rns

cf growth, which were not experienced by r.;imt£ip-fljfeitLes

outside of the v/atersaed area, arid given the :fact|fc£hat

there is no public seuoge up there, and that if the

regional sewr^e even participated by a private

developer wore to come in, you'd have to really deal

with the watershed holdi-gs, because that would be

ycur--the area where you'a aave your public syscen,

there emerged -vhat I considered to be. an appropriate

region to consider d'eso Mil f era. It included some o

£Jae ̂flltinicipa 1 ities in rsgioi eleven, as proposed by
•

r ' ?• "
tlie: State DOC

in Sussex Ccu-ntv

A», but it r, iso included some communitis

and • fp s r. ;.ch scalier ,

have you ?—~r -orbed u i o u n o n - g o v e r n m e n t a l

e n t i t i e s ? I und. er s car.: 'O!J --ere er"pl^"'"eo ">y a

pls r n i n g firm, b u t od.? :'ord oar t y o u s^ec if ica 1 ly d i d ,

n
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have yo- ever clone work for ncn-goverrrental entitled

clients?.
. * • . . • * •

-M' •>„*• Oh,-'sure.

0 And what are examples of that?

A Site plans, subdivision preparation, boar: of

adjustment testimony, court testimony, really runs the

gamut. I can go on--

0 Who would be the clients in those instances?

This would be builders or developers?

A In some instances. Property owners seekirg

variance requests, wanting to develop land.

the list, Carl, would be rather extensive. I

testified in a Mount Laurel-type litigation on behalf

of a developer. The six that I've testified in have

all been on behalf of municipalities.

Q Where this issue, the Fair Share region

developing or development was relevant?

A That's right,

Q Have you ever been involved in doing market

: • > * • . - . - • • • • •

studies, ,s ay, for resider.tial development7

> , • • * * • . - . - • - .

A No, I haven t, personally. The firm oc Alvir. E.

Gershen did some, but I didn't,

Q You didn't participate in th^m?

A I oversaw them to scms e:it e~\c ? • as I ;'• i-- all the

olarning work over the years, but really that :v.-? s P.
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s::ali part, and it wasn't a principal study, let's say,

in any particular client/firn relationship.

:;-/:?- Q I didn't understand that, Rich.

ft1 What I'ri; saying, if there was a r.arket facet to

the scope of work that we were asked to perform, it

was generally a small part of the overall scope of

work. It was a frill as opposed to being a particular

commission to do a market analysis. That's not really

n.y area of expertise o

Q Do you perceive it as part of your scope of

employment in this case to do a Fair Share pi

Is that--

A I am in the process of the beginnings of taking

the defined region and putting numbers to it. But I

really haven't gotten far enough to really discuss it

now, and I intend to have it completed,, There is a

Question as to whether or not that work product is

SOL ething that I'm going to be testifying to, and I'll

have to check back with the attorneys to find out

exactly how they are plaining the testimony, since

there are a number of witnesses involved and a nur.ber

of attorneys involved.

Q So, you don't know at this point?

A I really don't know, and if I, of course, were to

generate anything, I understand that it's subject to
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sending it, you know, to the attorneys and then to you,

I guess.

:%- Q In your review of the Department of

Community Affairs Housing Allocation Plan--l'm really

addressing now what we have now is a final product,

the last product that they came out with--

A May, '78.

Q --the May, '78 product--do you have an

opinion as to the methodology used by the Department

other than how they ascertain region that would lead

you to believe that any other aspect of thei£;;/ ;•"&&%%j

methodology was unreasonable, or is it

maybe planners would disagree on, but their rethodology

might be as good as anybody else's?

A I would say that I'm not unilaterally opposed to

anything that they've done, I think it's a com;mendable'

effort. I don't think it's unreasonable, but again,

there may be others or more reasonable approaches

depending upon a particular situation.

"•• •;' Q ?";" But you're comfortable now with saying that

in your view, the way they delineated this eleven*eount|y

region is inappropriate?

A I don't think the delineation of regions are

BDDrcpriste, I'm talking about another four indices

for allocation, I do have soi.e question about their
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reallocation, the reapoortionment, and that is somethir

that I think can easily be monkeyed around with, it's

£ M r - ^ v •••'•" - •'.•-'

arbitrary, in my minco

Cf When you're talking aoout the low allccation-|

A The existing need--inability to satisfy the

existing need, I think they paid too little attention

to the--to reconstruction. I think if we're going to

| promote least cost housing, there are existing

structures that have been discounted by the Department

of Community Affairs as an approach to be really

abandoned and destroyed, and I think that th^^^,;|^|^^|*
probably a greater measure to be gained. I

be an advocate, in my mind, of the resurgence of the

cities9 and I'm uncomfortable with what's occurring,

the mixed policies that we have at the governmental

level, and I think this is somewhat reflected---

0 You're focusing now on taeir use of

delapidated housing as part of t:ie Dresently--

A Yes, they had to rely on the census information
fesfk-'V•;•'•:•- ;•-• ' ..V-:-

;̂ p̂-w€;ll:v:ifes anybody else, and I chink that is always

â 0a-:'of the census information that has always been

most suspect because you're talking pbcut whether or

not it hes sanitary toilet operating cr wnatever, and,

you know, it's spot-checks, it's rather inprecise, but

as a result of that, caere is a geometric, essentially,
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movement of numbers out of the urban areas into the

exurban areas, across the suburban areas, and the

result of that, of course, is--I think en ena

will be a demise, of the cities, and I think

possibly the creation of a homogenous environment

across the landscape, to which I am opposed. So, it's

not a criticism but more than that, it's an observati:

of the use of the data, as we all must do, but their

idea of taking, you know, the developable land, their

addressment of the agricultural and the slopes, their

wealth in employment indices, I think are n

When we core to. the employment, the only obsir-

I make is that again, they're reliant upon e'stabTTsKe

figures, tuey didr f t êr-.erate them then selves, and

the Jinference in the assessment or tabulation on

the pv.ru of the Department of Labor and Industry of

covered employment is reflected in their figures andy

is not compensated. As an example, I think there ar-

[.any areas in the Stste--I think West Milford, as a.

.CD̂ atter -of fact, from :iy knowledge, if one ciea.rly that

&& shown, to have haa a tremendous increase in emplcyre

growth. The truth of the matter is that that

statistical ii.crease is not a result of increased

employment in West Mi If or J as m.uch as it is the result

uf counting differently since 19 7 0. In other worcs,
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1 counting more people in that tabulation, increasing the

2 scope of the employment categories that are counted

3 as opposed to actually more people actually being

4 employed in West Milford. But you take that indices

5 and factor it into the Department of Community Affair*

6 model or my model, and it's going to result in

7 suddenly, hey, look, it's a boom town. Therefore, we

8 have much greater--I think with any statistics, you

9 have to be a little careful and take it a little bit

10 with a grain of salt, particularly when you get into

11 a very, very detailed model.

12 Q You would be even more comfortable with

13 statistics which in fact realistically reflected the

14 actual increase in employment in the given

15 municipalities?

16 A Sure. I mean, if you're going--I mean, you have

17 to redo the whole study as far as the Department of

18 Community Affairsfs model goes, but no matter what

19 statistics you use, nobody is going to have to be able

20 to regenerate all the statistical work, nobody is

21 going to go out and count, I doubt. All I'm saying

22 is that as commendable as the study is and as

23 important as the study is, and I think it should be

24 used as an input into the process of planning, but

25 there are difficulties with it, and I think we have to
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1 recognize the difficulties when we use it.

2 Q Getting back to C-4, I have, I think, one

3 more question about it: in some of the county, the

4 information reflects, you know, fifteen of the 16

5 municipalities or 18 of the 22 is your assumption,

6 is that because one or two or three municipalities

7 in that county did not generate any residents who were

8 employed?

9 A I would say so. I don't know exactly what the

10 washout was, I know that there are a couple there that

11 have three or four, you know, people, so I would

12 assume that there were none or at least not the covered

13 entities.

14 Q Let me look at C-2 for the moment; this

15 is, I believe, a comparison that you've made between

16 the State Development Guide versus the Statewide

17 Housing Allocation Report?

18 A This was actually prepared by Gershen & Coppola

19 Associates when I was a member of the firm, that's

20 correct.

21 Q But this is your work product or this is

22 your--

23 A Well, I'm familiar with it because I did prepare

24 it while there, and I'll be testifying to it.

25 Q Now, what is the basic thrust of the
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1 analysis that is contained in C-2?

2 A Well, the basic thrust is that on the one hand,

3 we have a planning document in the State Development

4 Guide Plan and we have a statistical exercise in the--

5 a revised Statewide Housing Allocation Report, and you

6 can not take one, that is particularly the statistical

7 report, and draw planning conclusions from the--you

8 can't plan from that document alone, is what I'm sayinj;

9 And it's interesting that they both come out of the

10 same department. But the conclusions in terms of

U ultimate population is applying the exact same

12 assumption to either of them, end up to be a tremendou

13 magnitude of difference; one, the State--the Housing

14 Allocation Report comes up with a figure for low and

15 moderate income housing. If we transform that figure

16 into the number of households and ultimately the

17 number of people, and then start with the people

18 projections in the State Development Guide Plan, and

19 worked backward to the number of low and moderate

20 income housing units, we end up with a substantial

21 difference between the two. And the import is that

22 one is a planning document, and the other is just a

23 statistical exercise. Maybe neither are 100% what

24 will be, but we should be aware, again, of the purpose

25 of the documents and what the results might be if one
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was taken at the expense of the other.

64

Q Do you feel that one is more reflective of

reality than the other?

A I'm not sure either are reflective of reality.

Q Well, in terms of what you think would be

more valid in applying it to Morris County, is it your

opinion--are you simply comparing them here--

A Well, my base from a planning viewpoint is to

take the planning document--

Q As the State Development Guide?

A Yes. Because I think there there is a program

for a systematic growth pattern of the State. It's

in concert with the Tri State Regional Planning

Commission's plan for that portion of the State.

Q So that population projections in your

analysis of housing need is something you feel is--

you're relatively comfortable with in terms of its

appropriateness for Morris County?

A I'm not saying that at all, Carl. All I'm saying

is that the State Development Guide Plan tries to

earmark certain areas for growth and other areas for

limited growth, some areas for preservation, and the

like. Intrinsic in that analysis and in the guide

plan is the idea that monies will be poured into certa

areas for structural improvements at the expense of
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1 others. Efficiencies of scale, therefore, can be

2 engendered, which would not be the case if we just

3 had a sprawled pattern of development; so, I'm partial

4 to that approach. My point in comparing the two from

5 a population viewpoint, is just to indicate the

6 present differences that can emerge depending upon

7 the purpose of a particular study. I think the

8 population projections in the State Development

9 Guide Plan are more reasonable. They were the Stage

10 two projections of the Department of Labor and

11 Industry, and they've been refined further now

12 subsequent to the publication of that document, and

13 have been refined downward, as a matter of fact,

14 because of what's been occurring. So, if we take the

15 housing allocation figures of the statistical report,

16 take those as God-sent words, without tempering them,

17 proportionally maybe to what is occurring, first of

18 all, reality in terms of population growth, and

19 secondly, in terms of where various forms of development

20 should be directed to, in terms of the overall State

21 pattern, I think we're not really doing the full job.

22 We're taking something out of context for its dramatic

23 effect, maybe to get another point across. I'd like

24 to consider them all together.

25 Q What population projection do you believe
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1 is the most reliable today if we're--for planning

2 purposes in terms of estimating future growth in

3 Morris County?

4 A There has been a recent series of projections

5 issued by the State Department of Labor and Industry.

6 And there is a yellow covered booklet, I don't know

7 the name, I may have it in my files someplace. I

8 don't see it on the shelf here,

9 Q When was that published?

10 A I think it was in April or May of this year.

11 Q Of 1978?

12 A Yes, I believe so.

13 Q And you--

14 A Now, that only has county-level figures, it

15 doesn't have a breakdown at municipal levels,

16 unfortunately.

17 Q Does it have a population range or a single

18 population projection for each county?

19 A It gives a series of them, but then it comes to

20 a proposal, in my memory. It's really a key-off of

21 the Stage Two, one, two, three, and four projections,

22 and it's refinement of the Stage Two.

23 Q Do you feel that the range that is

24 reflected in that report is reasonable from planning

25 purposes?
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1 In other words, it would be reasonable

2 for a planner to use that range in evaluating the

3 population, expected population growth in the County,

4 or do you think it would be only appropriate for

5 the planner to use the one recommended by Labor and

6 Indust ry?

7 A I really don't have a feeling that one or

8 another is necessarily the best. I've always been

9 troubled with population projections because for so

10 long we had two different ones for grants and aid,

11 and another for housing allocations. The grants and

12 aid would be higher, and the one for housing

13 population would be lower; I guess the political

14 needs of the situation. The truth of the matter is

15 that probably neither are accurate. What occurs is

16 going to be the results of collective decisions made

17 by a whole host of governmental entities and people

18 at the local level.

19 Q So, you'd be more comfortable working with

20 a range than any specific targeted number?

21 A I am always. I, as a matter of fact, do not put

22 population projections into my master planning process

23 as an input. Rather, I work to the process, and work

24 the impacts of that process and double check the

25 realistic conclusions of that, let's say first run



Coppola - Bisgaier 68

1 through, and if it requires a change in population

2 projection on the part of some other governmental

3 level, so be it.

4 Q Do you know of any reason to think that the

5 range of population projections reflected in the

6 report that you're referring to, that the ultimate

7 population of Morris County within that timeframe

8 would not be within that range--let me do that

9 question again. I ran off a little bit.

10 Is there any reason to believe that the

11 population for Morris County which will actually

12 exist in 1980, 1990, the year 2000 would be outside

13 of the range reflected in that report, or are you

14 fairly comfortable in assuming that it's likely to

15 fall within that range somewhere?

16 A First of all, I can't recall the specific numbers

17 I'm not even sure there is such a range in that

18 particular report. As I said, I think it's more of

19 a refinement of the Stage Two projections. But I

20 think that the trend is definitely on the decline,

21 not only in Morris County, just across the State,

22 and I would suspect that you're going to see a further

23 refinement of figures downward over the next years,

24 and I think particularly as a result of the '80

25 census, we're going to have a new batch of data
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1 somewhere around mid '81, and that data, I think, is

2 going to change the picture of your perceptions of

3 what has occurred and what will occur. Then, of

4 course, you add on the recession, which I think is

5 very much here in terms of the housing growth pattern

6 I don't really--you know, I think they're useable

7 tools. I don't look at them and say, this is going

8 to occur.
•

9 Q There is no reason today in your mind to

10 doubt or not to use those figures, let me put it that

11 way. Are you comfortable today using that range?

12 A For an analytic approach as an input into a

13 process?

14 Q Yes.

15 A Sure.

16 Q Do you know of any reason why that

17 population growth could not occur within the County?

18 Essentially, could the County absorb that population

19 growth should it occur, should the pressure for that

20 growth occur?

21 MR. SIROTA: Objection. I don't

22 understand that question.

23 Q Do you--

24 MR. SIROTA: I want to understand

25 the question before I have--



Coppola - Bisgaier 70

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

MR. BISGAIER: Maybe Rich can paraphrase

it.

MR. SIROTA: I would like you to

explain it to me before he answers it.

MR. BISGAIER: Well, basically I'm

asking, is there any reason why that

population growth which is reflected in

the report, in his mind, could not occur

within the County?

MR. SIROTA: You mean water, sewer,

swamps, and environment--

MR. BISGAIER: Other limitations which

would cancel, from a planning point of view,

that the growth would not occur or should

not occur.

MR. SIROTA: I make specific objection

that he's not an expert in these areas.

MR. BISGAIER: I'm speaking really

given the limitations of his expertise in

planning.

THE WITNESS: I think there are a lot

of environmental restraints or structural

constraints in that area that should not

occur. There may be a pressure for them

to occur, but they probably shouldn't occur.
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1 But specifically, I can't answer your

2 question because I'm not really familiar,

3 I haven't done any analysis except in one

4 municipality of the environmental and

5 structural opportunities and constraints.

6 BY MR. BISGAIER:

7 Q In page three of C-2 you refer to a

8 population growth in the designated growth areas of

9 Morris County of 114,535 additional people, by the

10 year 2000; does that reflect the total growth

11 projected in the State Development Guide for Morris

12 County or just the growth projected within the growth

13 areas?

14 A Within the growth areas.

15 Q The growth areas used there as a term of

16 art as opposed to the limited growth areas?

17 A Right. Limited growth areas are open space

18 areas or agricultural areas.

19 Q So, it's possible that there might be

20 additional growth in the County outside of those

21 growth areas that is not taken into account in the

22 figure reflected on 1A of C-2?

23 A It's possible, yes.

24 Q Now, in one before C-2, you use--you assume

25 household sizes of 2.5 or 3.0 persons per dwelling
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1 unit} why do you use those figures?

2 A Well, right now in Morris County I think it's

3 closer to a 3.4 or 3.5 person to dwelling unit, but

4 the tendency is to go to smaller household size.

5 I think some people project, and I sort of subscribe

6 to that we're going down to a 2.8, 2.6 size as we

7 approach the end of the century. And this is just

8 to provide a range--

9 Q It's a range that you were comfortable withl

10 A I think probably most people would be comfortable

11 with that range.

12 Q Now, in 1C, you assume that one-quarter or

13 one-third of total projected dwelling units will

14 house low and moderate income households; where do

15 you derive those fractions from?

16 A Actually, the 25.6% came out of a study of the

17 State Department of Community Affairs. And I can't

18 remember which study it was.

19 Q Well--

20 A It was a rule of thump that a quarter of all

21 the dwelling units constructed should be designated

22 for low and moderate income households. I think it's

23 a generally accepted rule of thump. That's where it

24 came from. Now, I've uped it to one-third, simply

25 because of the costs of housing that have increased
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1 so much.

2 Q Essentially, the low and moderate income

3 class is expanding--

4 A I wouldn't say that. I think that's a little

5 incorrect. I would rather say that you're never

6 going--I don't think we're going to provide low and

7 moderate income housing without subsidy, pure and

8 simple.

9 Q So, that a class of people who you are using

10 in your conception of who low and moderate income is,

11 the class of people who are defined as--by the

12 subsidy programs as the class who can benefit from

13 those programs?

14 A Well--

15 Q I'll rephrase that.

16 Are you comfortable with using as the

17 class of people defined as low or moderate income,

18 those people who may benefit from Section 8 New

19 Construction Housing Program?

20 A No, I'm not. I mean, that's a--I think Mr.

21 Mallach tried to use that approach, so we have the

22 entire world subject to low and moderate income

23 housing needs. Well, he has done that in the past.

24 The reason for doing this was simply a comparison

25 again between the two documents. The terms low and
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moderate are used because they're used in the Housing

Allocation Report.

Q Well, they're used in the Mount Laurel

opinion.

A They're used in the Mount Laurel opinion. I'm

not even sure whether any two people agree with what

it means anymore. All I'm saying is that for the

lower spectrum of the economic range, in order to

provide new housing with reasonable amenities, I

mean something that people have a right to live in,

with no frills, but reasonable amenities, you're

really not going to be able to deliver those units,

not withstanding the cost of land, without subsidy.

And of course, then we get to the length of the chain

and that art of least cost. But again, I'm just

projecting here by comparison.

Q Do you know what percentage of the

population requires subsidy in order to be housed?

MR. SIROTA: Which population?

MR. BISGAIER: Take nationally.

MR. SIROTA: He answered the question.

THE WITNESS: No.

BY MR. BISGAIER:

Q Given any region, let's say whatever it is

agreed upon or anybody uses as the region for Morris
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County, shouldn't the proportion of people who could

only benefit or who could only be housed with subsidi

wouldn't that as a minimum reflect those persons who

are in the low or moderate income class?

MR. SIROTA: Objection. It calls for

a legal conclusion. They are —those people

are what they are. Those are people that

require subsidy.

BY MR. BISGAIER:

Q Well, again, let's go back then to your use

of the one-quarter or one-third.

Are you personally comfortable that:

this percentage adequately reflects those persons

in need of housing opportunity who--for whom Housing

Allocation Plan should be directed?

A No. I don't think--that's not the purpose of

those numbers, and if I make that inference, I think

the end result of the analysis or any analysis might

be fraught with difficulties. I think now when we

talk about providing least cost housing, we're not

directing it towards--let me put it to you this way:

if there comes a point where 80% of the population

can not afford conventionally constructed housing,

it does not mean they are low and moderate income

people. It might reflect something wrong with the

€ s
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1 economy and the housing authority, as opposed to a

2 question of designating them as low and moderate

3 income people. I think a lot of people are in hard

4 straits in terms of housing opportunity, and the

5 truth of the matter is that the housing that is

6 constructed even without frills is not going to be

7 accessible to more than the--certainly around the

8 middle level, at the very least, of the economic

9 spectrum, unless, of course, you go into reconstruction

10 of existing housing units, which I think is the best

11 opportunity right now, or of course, you could always

12 put tents up in a field.

13 Q Not under the BOCA Code.

14 A Well, let's hope that the BOCA Code is not

15 changed to allow it.

16 Q What is the purpose, then, for using the

17 one-quarter or one-third, what does that reflect?

18 A It simply reflects a multiplier, Carl, 25% was

19 used at the time of one of the earlier studies of

20 the Department of Community Affairs. The 25% figure

21 was used, and just for comparison, you can add a

22 six here, you can add a--you can change--as long as

23 they're consistent in both pages of comparison, it

24 really makes no difference. I use the quarter to

25 a third because it's a third of the population. If
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we're going to take an analysis and direct it towards

sectionalized population, and say one-third is in

need of least cost housing, all right, I think it's

a pretty good wide proportion. Somebody might argue

a half is, and as the economy goes down, we may go up

to 2/3. I don't have to lock myself into that,

because it's irrelevant to this analysis, and I won't

lock myself into it because I really don't know what

anybody is talking about. Everybody is using the

term "least cost11 differently. Low and moderate

has lost its meaning to me, except on maybe an HFA

f o rm.

Q What's that? How does it have meaning in

an HFA form?

A Well, they set income limits, you know, the

governmental statistics use it for subsidy.

Q What's your opinion of the ceilings they

use in terms of whether they reflect a population

in need of--

A Well, I think given their programs, all they're

doing, it's a graduated scale, anyway. I think the

subsidized programs do serve to provide housing

affordable by a wider spectrum than the conventional

market can deliver. So, I think it's greate. But

it's not going to be answered by simply providing
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1 greater densities and more housing starts. From my

2 experience, towns that have rezoned with no cost

3 exactions whatever, applicants have come in and

4 developed to the fullest extent that the market can

5 bear in terms of their return on their investment.

6 Q The one purpose of a housing allocation

7 plan is to ascertain a low moderate income housing

8 need.

9 A Yes.

10 Q Then, to allocate that need.

11 A Yes.

12 Q As a planner, what standard would you use

13 or who would you be concerned about as a class of

14 people in terms of ascertaining the housing need,

15 who is the lower and moderate income class that you

16 would be concerned about, and why would you be

17 concerned about that class?

18 A Generally, it's around 14,000 for the low, for

19 a family, I think in today's monies.

20 Q 1979 dollars?

21 A Yes.

22 And upwards of, I would s a y , p r o b a b l y

23 1 7 , 0 0 0 , even 18 ,000 f o r t h e m o d e r a t e , i f w e ' r e g o i n g

24 to put numbers to it*.

25 Q But you can go up t o $ 2 4 , 0 0 0 and may have
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1 difficulty in reaching the conventional market.

2 Q This is basically a class of people who--

3 A I don't think it's a class of people. I think

4 that's incorrect. It is not a class of people. It

5 is no longer a class of people.

6 Q What is it?

7 A It's simply a reflection of the ability of

8 dollars to buy housing.

9 Q And this is the, just to use a term, this

10 is the class of people who would have difficulty

IX in today's market of finding conventional housing;

12 is that not correct?

13 A I really have to take issue with the use of

14 "class". It really is misleading. It's not a class.

15 We're not talking about any particular type of worker,

16 we're not separating blue--we're not talking about

17 blue collar versus white collar, we're not talking

18 about college educated people or non. We're talking

19 about the ability of dollars to provide housing on

20 the conventional housing market.

21 Q Anc* you're at least comfortable with the

22 fact that persons earning under $18,000 a year are

23 persons who are having difficulty buying housing on

24 the conventional housing--

25 A Yes.
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MR. SIROTA: Objection. He testified

to that previously, and he gave a more

three dimensional description.

MR. BISGAIER: Well, why don't you

react to that question and give as much of

a description--

MR.SIROTA: Objection. You can read

the answer back that he gave before.

MR, BISGAIER: Would you read his

answer?

(Whereupon, the requested information

was read back by the Court Reporter.)

BY MR. BISGAIER:

Q What does--did the numbers reflect that

youpreviously--14,000 for the low and the 17,000,

18,000 for the moderate?

A Generally speaking for new construction, those

households would have a difficult time or no chance

at all to acquire new housing on the open market.

Q And is it your opinion that it's appropriate

for a Fair Shece Plan to evaluate the housing needs

of those people and to allocate them?

A Yes, I think it's appropriate to do that, but

I'm not sure of the — I'm not--I question in my mind

whether it's becoming an academic exercise,
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1 unfortunately.

2 Q Would it be appropriate to use as--I guess

3 it follows logically, that whatever percentage of the

4 total population in the given region, that this

5 represents the group at 14,000 or the group at 17,000

6 to 18,000, that would be an appropriate fraction to

7 use in determining the projected dwelling units which

8 would be low and moderate?

9 A That would be one method.

10 Q But you did not use that method in 1C?

11 A You have to understand what 1C is. Again, I'll

12 just remind you, this is not a projection, this is

13 just a comparison of data that was issued by the

14 State Department of Community Affairs in two separate

15 documents. That's all it is. This is not a housing

16 allocation projection on my part or on the part of

17 Gershen & Coppola Associates.

18 Q But it is your opinion that it is comparable

19 to--that 1C is comparable to 2B; is that not correct,

20 using a comparable methodology, is what I'm saying?

21 A Yes. It just was working from the data given,

22 to a common denominator, in two reports.

23 Q What is the source of it in 2A, of C2, the

24 36,069 figure?

25 A Page A29 of the A Revised Statewide Housing
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1 Allocation Report for New Jersey.

2 Q That is on page A29 the adjusted housing

3 allocation — essentially the total housing allocation

4 for the County, less what' s considered the indigenous

5 share in the County; is it your opinion that the--

6 that that reflects the new housing units for low and

7 moderate income people that the Department of

8 Community Affairs housing allocation plan is projecting

9 for Morris County?

10 A Yes.

U Q Is it also your opinion that it is an

12 assumption of this plan that those units would be one-

13 quarter to one-third of the total units constructed

14 in Morris County or the total increase in the number

15 of units constructed in Morris County between 1970

16 and 1990?

17 A I don't know, but for purposes of the comparison

18 between the two reports, I tried to lend some sort

19 of a set list of assumptions in order to compare

20 the figures.

21 Q It's an assumption you use, whether or not--

22 A That's correct. I have no idea whether or not

23 they did.

24 Q In ID, you refer to the State Development

25 Guide Plan and its designation of 54,800 developable
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1 acres in Morris County; what is your understanding

2 of that designation?

3 A Referring to the State--

4 Q Development Guide Plan.

5 Essentially, what do they mean by--

6 A They're talking about they have removed

7 agricultural lands or a portion of them; I've

8 forgotten the percentage.

9 Q Well, to shorten your answer, that you have

10 removed the items classified on page 1 of C2,

11 designated one through ten--

12 A Certain of them, yes.

13 Q And they have also--that's essentially it.

14 So, in using the 54,846 figure for

15 developable acres, it was your assumption that, that

16 is the designated land area in Morris County under

17 the State Development Guide, that what?

18 A Could be developed.

19 Q And that any other land area could not be

20 developed, should not be developed, or would not be

21 developed?

22 A I think could and should not.

23 Q Could and should not be developed, but in

24 fact, might be developed.

25 A Depending upon whether there are pressures put
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on to develop, and we can work across purposes, yes.

Q To your knowledge, is any of the land in

Morris County that is not designated within this

54,846 developable acres zoned for residential use?

A I don't know. I would imagine there is all kinds

of zoning affecting those acreage, but I don't know

for certain.

Q And if it were zoned for residential use,

and at least it would reflect a municipal decision

that a residence would be a permitted use on that

land, regardless of the State Development Guide?

A That's correct.

Q In what ways was the concept of developable

acres, as used in the State Development Guide,

different from the concept of developable acres used

in the Housing Allocation Plan?

A The Housing Allocation Plan merely removed slopes

of 12% or greater, and I think it's 70% of the

agricultural land. The environmental input in terms

of the developability of the acres in the State

Development Guide Plan was a lot more extensive, and

consisted of a series of soil, slope, hydrology

analyses, much more tuned to a normal planning process

There were judgments made.

Q Judgments as to what?
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1 A As to what land might be developed--designated

2 developable versus land that should not be developable^.

3 The Housing Allocation Report was more of simply a

4 numerical exercise, again.

5 Q Well, it also contained judgments, just the

6 judgments were different.

7 A It was much--yes, the judgments were different,

8 but it--they were unilaterally applied, the whole--

9 the report proceeded at one point, it says--well,

10 of course, certain areas they're going to have deferred

11 allocations, one page takes out a handful of

12 municipalities, and said, well, we're not going to

13 really want that now. I think that should have come

14 as an input into the planning document, judgments

15 should be made, should development occur, there is

16 no question of should in the Revised Statewise

17 Housing Allocation Report.

18 Q Well, there is some--there is a judgment

19 that it should not occur where there are twelve

20 percent or greater slopes, should not occur on 70%

21 of the agricultural, should not occur on wet lands;

22 isn't that correct?

23 A I'm not sure--okay, Carl, I'll accept that. It

24 seems to me was more a question of could not, but--

25 Q Okay.
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1 A The thrust of the analyses were different. One

2 is trying to direct growth to its collectively good

3 end for the common benefit of the New Jersey

4 residents. The other is saying, here is what we can--

5 here is what we should do in terms of housing; they're

6 not necessarily, you know, in agreement with one

7 another. That's the whole point.

8 Q You're saying the difference, then, between

9 the State Development Guide concept of developable

10 acres and the Housing Allocation Plan's concept of

11 developable acres is a judgment input in the

12 Development Guide as to certain other lands where

13 there should not be development, as a matter ofppolic3

14 A Yes, that is significantly part of it.

15 Q Do you have any knowledge of how the--what

16 the practical implications have been of the State

17 Development Guide in terms of municipal planning?

18 A Yes.

19 Q What have they been?

20 A I have used it as a--an input into all my

21 planning decisions.

22 Q Do you have any knowledge of any attempt

23 by a--the State or by a municipality to thwart the

24 location of an industrial or commercial ratable on

25 the basis of its lack of compatibility with the
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1 State Development Guide Plan?

2 A Would you repeat that question, please?

3 (Whereupon, the question was read back

4 by the Court Reporter.)

5 A Yes, I do.

6 Q Can you state what those examples are?

7 A One of them is in Oldmans Township in Salem

8 County, a Master Plan prepared by Gershen & Coppola

9 Associates when I was with the firm, and I served as

10 planner in charge. We in the update modified the

U location of the industrial areas to coincide with, the

12 corridor of growth designated by the State

13 Development Guide Plan and removed it from other areas

14 Q What type of area did you remove it from

15 and what type of area did you put it into? Given the-

16 A I don't understand what you mean.

17 Q Well, the State Development Guide, I believ^,

18 indicates three types of areas; is that not correct?

19 A Well, this was within the growth area.

20 Q Was the entire municipality within the

21 growth area?

22 A No.

23 Q So, what you did was you changed the

24 location from a limited growth area--

25 A Well, from an agricultural area, as a matter of
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1 fact, to a growth area.

2 Q That resulted in net increase or decrease?

3 A Decrease.

4 Q How much of a decrease?

5 A I don't know off-hand, but it was relatively

6 substantial, they were very much overzoned, in my

7 opinion, for industrial growth.

8 Q Do you know of any other examples--we11,

9 let me ask you this: in that example, was any

10 specific proposal for industrial or commercial location

11 thwarted by that change?

12 A Yes.

13 Q Which was that?

14 A I don't know the property owners. You can check

15 the public hearing record. People were upset

16 because their lands were taken out of the industrial

17 classifications.

18 Q Those persons with a specific proposal for

19 development?

20 A Yes, yes, they did. I don't know whether it was

21 a real proposal, but it was specific. They offered

22 it as a specific plan for an industrial park.

23 Q What other examples?

24 A Chester Township is one.

25 Q What occurred there?
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1 A What occurred there was the location of higher

2 density housing surrounding the Boro, which was in

3 concert with both the Tri State and State Development

4 Guide Plan, and--

5 Q Was that an area designated for growth?

6 A Yes, it was a node of growth on the County plan

7 and the Tri State Plan, and the State Development

8 Guide Plan, I think, refer to that as a node--as

9 what do they call it? The satellite areas.

10 Q Do you know if that was in a growth area,

11 limited growth area?

12 A I can't recall right now. I could find out

13 easily enough, but I don't recall right now.

14 Q Would you always be of the opinion that it's

15 undesirable to locate an industrial or commercial

16 property in a no-growth area?

17 A No. I think you have to look at the specifics

18 of the municipality, clearly. Again, the State

19 Development Guide Plan is not cast in stone or it was

20 an ambiguous undertaking. My opinion is probably

21 more ambiguous in many ways than the Fair Share

22 Housing Allocation Report because it tried to make

23 some policies, which is difficult to do for 567

24 municipalities. So, it's not intended to be hard and

25 fast lines, but I think it does give a pattern.
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1 Q What would you consider to be a major

2 breach of the State Development Guide Plan in terms

3 of the location of industrial commercial ratables?

4 A A specific example?

5 Q Yes.

6 Do you know of any examples?

7 A Yes, I guess I do. Johnson & Johnson in

8 Montgomery Township in Somerset County. Of course,

9 it came in before the Guide Plan was issued, but it's

10 certainly within an area that would not be considered

11 inappropriate for industrial-type development, if.

12 you can call it that, you know, it's rather

13 nonintense, but nevertheless, it's there. I really

14 don't know of any specific breaches of that, you know,

15 for new growth.

16 Q Basically, any major industrial commercial

17 facility in a no growth or limited growth area would

18 be on its face a breach, or there may be some

19 specific justification of it, but facially there woulc

20 be a breach of that, would there not?

21 A Facially, I guess it would be. The only thing

22 that was different between the industrial type

23 growth versus the residential growth similar--

24 relating intensity to density for nonresidential and

25 residential is the fact that you always need public
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1 sewage and water facilities with the residential, if

2 you're going to go to moderate or high density.

3 Whereas, you don't always need it with the

4 nonresidential growth, dependent upon the type of

5 offices you would, ordinarily. But if you're dealing

6 with a warehouse operation, for instance, along the

7 highway, where other factors might dictate its

8 appropriate location because you don't want truck

9 traffic coming through the center of your town, you

10 can do that with on-site facilities more reasonably

11 I than building, let's say apartments or townhouses,

12 and that would be maybe a difference in the

13 justification. But if you're talking about a planned

14 you know, a major area for growth, I would say, no,

15 it should be in your growth areas and should probably

16 be commensurate with residential activity.

17 Q What considerations would counsel in favor

18 of or be supportive of a breach of the State

19 Development Guide Plan designations for the

£0 construction of an industrial or commercial ratable?

21 A Existing development, traffic access versus

22 other areas in the community, existing facilities,

23 proximity to fire and police services may be

24 necessary, particularly in some exservice areas,

25 there is not that much services of that sort,
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1 environmental constraints or the lack thereof in the

2 absence of public sewage facilities. I might say

3 that some of these are also reasons for deviation in

4 terms of the residential construction insofar as

5 they make it more feasible for its development. But

6 I don't think we can--I think you still have to use

7 the State Development Guide Plan as a viable goal,

8 or let me even temper that further by saying as a

9 viable benchmark in terms of locational decisions,

10 as you would the Housing Allocation Report as a

11 viable benchmark in terms of the housing allocations

12 per se.

13 Q Do you believe that there should be a

14 relationship between the location of industrial and

15 commercial facilities, essentially jobs and

16 residential location and development?

17 A Yes, there should be some intention to the

18 relationship, sure.

19 Q What should that relationship be?

20 A Well, I think that depends upon, too, the

21 particular circumstance of the situation. Obviously,

22 the intent of my definition of region is to relate it

23 to, and at various levels of analysis, the

24 relationship should continue, possibly down to a

25 planned development scheme of continuous acreage.
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1 It's not always appropriate and it depends upon the

2 fabric of the community as it exists now, the

3 particular road network. How you can build upon it,

4 what feasibility there is for public sewage facilitie^,

5 particularly, and the like, but where possible, I

6 think it's maybe an ideal to be sought of having

7 proximity. I would throw in schools. You know, Ifd

8 rather have nodes of development as opposed to

9 homogenous sprawl.

10 Q Would you favor the policy which would

11 encourage the location of residential growth in areas

12 where this has already been experienced and this is

13 forecast to continue and increase in commercial and

14 industrial facilities?

15 A Not necessarily.

16 Q What would counsel for and against that?

17 A First of all, whether or not the original

18 location is appropriate. I don't necessarily like

19 the idea of building upon past mistakes. Secondly,

20 I would look into the type of commercial growth

21 which exists and that which is anticipated. It may

22 be that the housing is really going to be unrelated

23 to the type of employment opportunities which exist.

24 Q You would want it to be related?

25 A If it's going to be built, it should be. I mean
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1 yes, if there is a relationship, there is a

2 relationship. If there is not, then look for other

3 reasons for location. I don't think things should

4 occur just because--well, I'll--

5 Q But within a given region, especially given

6 the way you've defined region, which is to relate

7 place of residence with place of employment, I take

8 it you would be supportive of the fact that the

9 region itself should generate residential opportunities

10 at least commensurate with the employment opportunities

11 that the region is generating?

12 A If I could add to that, the type of employment

13 opportunities, as well, yes, I would agree.

14 Q An ideal model, I guess, would be that the

15 region itself would present residential opportunities

16 for the employees of the region?

17 A That's correct.

18 Q Specific location of the residential

19 opportunity and the commercial and industrial, the

20 job opportunities might depend on other factors, but

21 the regional context you would like to see the

22 relationship exist?

23 A Yes.

24 Q Do you believe that there should be affordec

25 an opportunity in terms of the residential capacity
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1 that is generated by a region for residential growth

2 that is not commensurate with the commercial and

3 industrial job opportunities?

4 MR. SIROTA: I have an objection. What

5 do you mean by "opportunity"?

6 MR. BISGAIER: I'll rephrase that.

7 BY MR.BISGAIER:

8 Q Do you believe that the capacity for

9 growth that's reflected in the region should be

10 limited to the type of employment--type of employees

11 who are presently or projected to be employed in *

12 that region?

13 A By and large, yes. I think if we monkey around

14 with that relationship, we're just going to probably

15 encourage, as I said, a homogenous sprawl, and we're

16 going to have similar identities of land use charactei

17 throughout the State, and I think we're also going

18 to call for demise of the urban areas.

19 Q So, you would be opposed to, say, overzoning

20 if the case may be, for middle or upper income groups

21 as much as you'd be opposed to other zoning for low

22 and moderate income groups, vis a vis what the

23 employment opportunities are?

24 A No. I didn't say that at all, because obviously

25 it's going to--if you zone on the basis of physical



Coppola - Bisgaier 96

1 constraints in the absence of public water and

2 sewage facilities, you could always--it always will

3 be argued that you're zoning for the rich. That may

4 not be an overt decision on the part of a

5 municipality; it may be the only choice. You're

6 obviously not going to zone areas for less than the

7 environment can absorb. So, I think that's a

8 misnomer. I think you'll always have exurban areas

9 and in rural areas you'll always have more large-lot

10 zoning. Now, that may be modified as the years

11 progress, but it's going to be modified on the basis

12 of decisions other than an overt decision to overgone

13 for--I don't think the term "overzone" is appropriate]

14 applied to all situations.

15 Just a correction to that last answer.

16 I made reference to you're not going to zone for less

17 than the environment can absorb, and I meant to say

18 you're not going to zone for more density than the

19 environment can absorb in the absence of public

20 facilities.

21 Q The analysis that you've done so far seems,

22 at least internally, consistent, but I have two

23 concerns about two classes of people.

24 One would be the elderly, and the othe

25 would be the unemployed; I guess the elderly would
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1 be considered part of the unemployed. And I guess

2 to the extent that I'm concerned about it, your

3 analysis would provide a relationship between those

4 who are employed and job location; what about housing

5 opportunities for those who are unemployed, will they

6 be retired persons on Public Assistance, persons who

7 are employable but who are unemployed, and of course,

8 although it's not specifically covered in your

9 report, persons who are employed but are not employed

10 in covered employment, I take it the very least,

U persons who are employed, even though their employment

12 is not covered by Social Security, would be persons

13 who you would see this relationship between the

14 housing opportunity and the employment opportunity,

15 is that correct, you're not distinguishing it in terms

16 of relating a housing opportunity with an employment

17 opportunity simply on the basis that someone may be

18 under covered employment and someone may not?

19 A No, I'm not.

20 Q You're saying for a l l employees , you 're

21 in favor of that relationship?

22 A Y e s .

23 Q How do you feel, then, with the fostering

24 or housing opportunities and what number to foster

25 for those who are unemployed, whether they be the
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1 retired elderly, the unemployable, whether they're

2 disabled, or persons on financial assistance, or

3 persons who are employable but who are presently

4 unemployed?

5 A First, with the elderly, I think there should be

6 attention to subsidized housing for the elderly. I

7 think there are unique needs of the elderly

8 population which can best be served in a complex type

9 of development--

10 Q Let me — I'm sorry.

11 A --where facilities can be constructed to be

12 shared by the residents.

13 Q Do you think we can ascertain--is there a

14 way to ascertain how many such opportunities should

15 be provided in a particular region, can we assume,

16 for example, that there is a certain percentage of

17 the regional population that would be in the elderly

18 retired category for which we should be providing

19 housing opportunities?

20 A In a particular region? I guess it would be

21 possible.

22 Q Well, how would you go about ascertaining--

23 A Could I finish the answer to the other question

24 just for a minute? The other point I wanted to make

25 is when we talk about the unemployed, and we talk
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about those that are maybe in and out of jobs, I

would never suggest that there should be complexes

built so we can get all these people together in an

apartment building. I think that the answer to that--

those needs--

Q I'm sorry for interrupting. I may have

thrown you off by the way I asked the question. I'm

not speaking now of specific development for any

of the classes of people mentioned.

A Right.

Q I'm talking about from a regional perspecti^

determining how much of a housing opportunity should

be provided for certain groups of people; one group

of people that you have ascertained is those who are

employed within the region, a residential opportunity

should be available to them. Now, I'm saying, how

do we ascertain how much of a residential opportunity

in a given region should be provided for those

persons who are not employed? How many of the

retired elderly should be--an opportunity shoul be

made for, how many of the unemployed but employable

should be considered in--

A Well, all you're really doing is you're making a

subcategory, a series of subcategories out of a broad

category which is already addressed in any Fair Share
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1 analysis. Now, you're getting into the specialized

2 housing needs, I would take it. And if you're not

3 going to go into specialized housing needs, then my

4 question would be "what's the difference"? Maybe

5 I'm missing the point, Carl.

6 Q I don't think I'm being clear.

7 Let's say that you're evaluating on a

8 regional basis how much housing opportunities the

9 region should generate.

10 A Okay.

11 Q One thing you would consider is how many

12 people are going to be employed within the region;

13 let's say that's 40 people.

14 A Okay.

15 Q 40 households, and, therefore, you

16 would make the judgment that we should at least

17 provide an opportunity for 40 households, whether we

18 overzone or not, I'm not asking--raising here, just

19 at least the opportunity should be provided for those

20 40 households. Now, what I'm asking is: within that

21 region, how many more households should we be

22 providing an opportunity for in order to insure that

23 a sufficient opportunity has been provided for those

24 who we have not taken care of by evaluating those

25 who are employed?
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1 A Well, I wouldn't necessarily go about it your

2 way, but I really don't have an answer to that at

3 this point. I don't know whether you can come up witt

4 an ironclad number in that regard because it's going

5 to fluctuate with the economy.

6 Q At the very least, by providing housing

7 opportunities for those who are employed, whatever

8 that number is, we have not yet or we should add to

9 the housing opportunities for those who are unemployed?

10 A You're making an assumption that the unemployed

H are going to be moving some place. Or is the

12 unemployment--is the unemployment group in your mind

13 a mobile group that is going to be moving into buying

14 new homes and all? It seems like a rather poor

15 approach to life if you're unemployed to be investing

16 in new housing.

17 Q Well, not necessarily investing in new

18 housing. I'm really just saying that this is a

19 category of people who would be in need of housing

20 needs.

21 A Well, I would assume they have housing

22 opportunities, I assume they're living some place.

23 Now, if they can't afford where they're living, the

24 question becomes how far down do you have to trade,

25 and if they have to trade down to a point, they're
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1 going to need subsidized housing. But I don't know

2 if that's a question of housing. I think it's more

3 of a question of the economy.

4 Q When we project population growth?

5 A Right.

6 Q It's not your assumption, is it, that all

7 of the population growth will exist in households

8 which are employed, have an employed person, that the

9 growth in population will also involve a growth in

10 various--

11 A You're assuming there is going to be greater

12 people unemployed as time goes on. Why do you make

13 that assumption?

14 Q I'm not. I'm not necessarily making that

15 assumption.

16 MR. SIROTA: So that I understand,

17 are you saying that is it your assumption

18 that the gross number of unemployed people

19 will increase?

20 MR. BISGAIER: I'm not making that

21 assumption. I am really asking Richard what.

22 assumption he's making.

23 MR. SIROTA: He's answered the question

24 He says that, as I understand it, I believe

25 he testified that he can't judge that
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1 because the number of unemployed people

2 both increases and decreases given various

3 points of time.

4 THE WITNESS: Are you talking about

5 various percentages and gross numbers?

6 MR. SIROTA: Both.

7 MR. BISGAIER: Well--

8 MR. SIROTA: Both.

9 BY MR. BISGAIER:
I-

10 Q Well, for example, if today we find that

11 15% of the population in Morris County are retired

12 elderly people, and then we perceive a population

13 growth of 100,000 persons for Morris County, is it

14 improper to assume that perhaps 15% of that growth--

15 A Yes, it's improper.

16 Q Let me give--what your assumption is with

17 regard to the population growth within the County.

18 Who will those people be with regard to whether they'r

19 employed in households of people who are employed or

20 in households of people who are unemployed?

21 A Maybe the difficulty is using the term ''population

22 Growth" to reflect a change in population, as opposed

23 to a growth in population or as well as a growth

24 in population. There are going to be people moving

25 within the County. There are going to be people
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1 moving to the County. There are also going--there is

2 also going to be a shift in the population

3 characteristics of the internal population, both in

4 terms of the productivity, in terms of fertility--

5 or I shouldn't say fertility rate--well, fertility

6 rate as well, reflected upon also sizes of households

7 in terms of preference and age. The way to ascertain

8 the elderly is to look at the pyramid structure, now

9 of the population in the region and to work out

10 projection as to how many people will be to survival

11 and figure out--

12 Q And you'd make a projection based on that

13 of how many additional households of the elderly

14 would exist in the County, given a certain timeframe?

15 A That's right, okay, or in that region.

16 Q Or in the region, right.

17 A Right.

18 Q And that would then be a group of people

19 technically in need of housing opportunity, or for

20 whom, you know, considerations--

21 A It would indicate a pattern, yes. They may very

22 well just choose to live in their houses now which

23 they may have already paid off. That's another

24 question. But yes, there might be specialized housing

needs.
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1 Q Is it your assumption that the regional

2 number of persons who are unemployed will remain the

3 same regardless of the projected increase in

4 population, number, not percentage, the regional

5 number of households which are helped by an unemployeci

6 person will remain the same?

7 A Generally speaking, no. I think it probably

8 will increase, absolutely.

9 Q Would it increase by the same--isn't it

10 likely to increase by the same ratio that presently

11 ecists?

12 A Not necessarily there.

13 Q Why not?

14 A Because there has been a fluctuation in the

15 unemployment. The horizon may be that init ial ly i t

16 will have--projections probably now will indicate

17 you're going to have a greater unemployment in a

18 few years, but if you're going to start by factors

19 that--in the housing need process, you're going to

20 h a v e t o . I t h i n k i t ' s a s e p a r a t e - - w h a t I 'm s a y i n g

21 to you is that these are not--you don't take the

22 40 t h a t you p r o j e c t e d and then b u i l d upon t h a t 40

23 by some factor. The housing that you're talking

24 about or the need that you're talking about in terms

25 of unemployment--unemployed heads of h o u s e h o l d s ,
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1 forget about the unemployed heads of households, just

2 take household income, we have mostly two breadwinners

3 in most households now, even though one may be

4 designated the head. And the elderly, you're talking

5 about specialized situations, which I think have to

6 be taken out of the equation and then added to it

7 later, but not be part of the equation per se.

8 MR. SIROTA: Can I interrupt for a

9 second?

10 THE WITNESS: The unemployed and the

11 elderly are not going to fit into your

12 general housing situation. If they are

13 unemployed, and they're going to continue

14 to be unemployed for any length of time,

15 and they have no income, nothing short of a

16 subsidy-type situation is going to benefit

17 them. If you have individuals, on the othei

18 hand, who are elderly on a fixed income,

19 I would subscribe that if you're going to

20 build housing for them, it should be

21 subsidized housing built for the elderly

22 with the pertinent amenities. That's not

23 the same as adding that onto an overzoning

24 for conventional housing, and say it's going;

25 to filter down because the needs are differ
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BY MR. BISGAIER:

Q When you--you can estimate how many housing

units should be provided in a region by looking at

the jobs that are going to be provided in the region.

A That's one way of doing it. You might also just

project the population and work backwards to--

Q This way, we're working forward instead of

backwards. You project the population, you evaluate

how many households, that would be by using a

modifier for household size, and come up with a

potential projected household growth.

A Yes. The difficulty in just projecting employment

is that the question then becomes, well, what type of

housing ?

Q Right. When you project--when you work

forward--

A It may very well be that 90% of the people will

want to live in single family homes on two or three

acre lots. That may be misleading, too.

Q I'm not asking you to evaluate the type of

housing. But I'm asking is if we work forward, using

jobs as a criterion of residences that we should be

providing, we come up with a certain number, whatever,

that--

A Yes, if you took that as an index and you were
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going to--you could extrapolate from that, yes.

Q That number will only account for the

increase in housing attributed to the increas in

employment or adjusting for existing employment. It

does not account for, does it, what may be additionally

needed housing for persons who are unemployed?

A Let me ask you this: if you had--

MR. SIROTA: I have an objection.

We're getting into cross conversation rather

than answering, because I think he's

answered the question to the best of his

ability. Respectfully--

BY MR. BISGAIER:

Q He apparently doesn't understand what I'm

getting at, and I'd like to hear what his question is.

It might be helpful.

A Well, I'm asking sort of a retorical question

as an answer.

Q Go ahead.

A If there are people existing in households

within a given region, and a number of housing units

equal to the number of units of new people is built

and the existing houses are in reasonably good shape,

as the people become unemployed they may shift in

housing, they may go to some of that new housing that
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is being built, or they may need specialized housing,

which is a different equation. Likewise with the

elderly, because as long as those units are not

disappearing, it may be that there is just an internal,

shift.

Q The existing housing stock reflects housing

for persons who are both employed and unemployed.

A Not necessarily--yes, okay, unemployed and

employed. Excuse me.

Q That's the logical geography we're talking

about, right?

A Okay. Everybody in the household in the region,

in any region, is either in a household which is

employed as a bread winner and a household which

doesn't, and there, when you project future growth,

don't you also project that in the future population

that you're providing for, a certain number of them--

Q Certain growth should be provided for households

which are employed and households which are unemployed?

A No. I would subscribe to you that you, first of

all| consider the number of new households. And then

you're going to have to look at your existing housing

stock possibly and ascertain what shifts might be

within that housing stock as people grow older,

depending upon what the dimensions of the population


