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INTRODUCTION

Purpose of Document

This Alternatives Analysis describes a proposed change to the planned disposition of a
warehouse located at 2001 Tonnelle Avenue in North Bergen, New Jersey since the
issuance of the Final Environmental Impact Statement (FEIS) for the Access to the
Region’s Core (ARC) project and the Record of Decision (ROD) issued by the Federal
Transit Administration (FTA) on January 14, 2009.

As shown on Figure 1, the 277,000 square foot warehouse that is the subject of this
technical memorandum was previously acquired by NJ TRANSIT in August 2009, as
part of real estate requirements for the ARC project.

Since the warehouse is eligible for listing on the National Register of Historic Places,
coordination and consultation with the New Jersey State Historic Preservation Office
(NJSHPO) regarding the proposed change is required and was initiated at a meeting
that was held on October 16, 2009 (See Appendix A).

This analysis generally describes the planned partial demolition of the warehouse
included in the approved FEIS and the proposed change to that plan, namely
demolition of the remainder of the warehouse (Section 2). Also provided, in
accordance with Section 106 of the National Historic Preservation Act of 1966 (NHPA)
is an assessment of the project’s effects on the warehouse as a result of the full
demolition (Section 4). Alternatives considered to avoid the full demolition of the
warehouse are described in Section 5.

This Alternatives Analysis has been prepared in compliance with the National
Environmental Policy Act (NEPA), Section 106 of the NHPA as amended
(implementing regulations at 36 CFR Part 800) and Section 4(f) of the Department of
Transportation Act of 1966, as amended (implementing regulations at 23 CFR Part
774).

Overview of ARC Project

The ARC project is located within portions of Kearny, Secaucus, Jersey City, North
Bergen, Union City, and Hoboken in New Jersey, the Hudson River, and the Borough
of Manhattan in New York. The project consists of additional commuter rail tracks and
connections on the Northeast Corridor, new tunnels under the Palisades in New
Jersey, the Hudson River, Manhattan and connections to new station capacity (Penn
Station Expansion) and tracks under West 34" Street from Eighth Avenue to Sixth
Avenue.
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2 IDENTIFICATION OF PROPERTY

The subject warehouse is located at 2001 Tonnelle Avenue in North Bergen, New
Jersey. The building, also referred to as the Federal Carton Corporation/G.B. Baker
Supply Corporation/Grand City Container Corporation Building, was designed by New
York architect Samuel Brian Baylinson and built by the contracting firm of S.S.
Silberblatt, Inc. between 1946 and 1947. The NJSHPO found the warehouse to be
eligible for listing on the National Register of Historic Places under Criterion C in the
area of Architecture and considered it to be “an intact example of the International
Style with Art Moderne influences” (See Appendix A). Representative photos of the
building are included in Appendix B.

According to NJSHPO, “The flat roof and smooth wall surfaces virtually devoid of any
deliberate ornamentation, are identifying characteristics of both styles, while the
horizontal emphasis and the rounded north corner are Art Moderne features. The long
ribbon metal casement windows and the verticality of the front entry/vestibule can be
attributed to the International Style”.

The portion of the warehouse described by NJSHPO above that exhibits the
International Style with Art Moderne influences is a main office area fronting Tonnelle
Avenue (approximately 40'W x 300'L) contained within the 300'W x 850’L footprint of
the warehouse that this analysis proposes to be demolished.

The property on which the warehouse resides is located in a neighborhood
characterized by mid-to-late-twentieth century commercial and light industrial
development, centered along Tonnelle Avenue, a major transportation corridor. This
neighborhood generally lacks historic and architectural cohesion due to the late
development in the area, the variety of building types found there and the degree of
alterations.
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3 PARTIAL AND FULL DEMOLITION OF THE WAREHOUSE

3.1 FEIS Partial Demolition

As described in the FEIS, construction of the ARC alignment, as well as requirements
for construction access, would require the demolition of the northern-most portion of
the warehouse (See Figure 2). In order to demolish the northern-most portion of the
warehouse, modifications and improvements would need to be made to the remaining
portion of the warehouse and property that was previously owned by Hartz Mountain
and partially occupied by its tenants.

3.2 Proposed Post FEIS Full Demolition

NJ TRANSIT is now proposing full demolition of subject warehouse in lieu of the partial
demolition that was approved in the FEIS (See Figure 2). Full demolition of the
warehouse would significantly facilitate construction staging for the ARC project.

In addition, as further described in Section 5.0 (Alternatives Considered to Avoid Full
Demolition of the Warehouse), the warehouse is not suited for leasing or eventual re-
sale because of that fact that it is functionally obsolete, contains poor truck access and
internal circulation and has limited availability of parking.
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4.1

4.2

ASSESSMENT OF ADVERSE EFFECTS

Definition of Effect and Adverse Effect

As per Section 106 regulations, an Effect is defined as, “an alteration to the
characteristics of a historic property qualifying it for inclusion in or eligibility for the
National Register (NR) of Historic Places.”

Per the same regulations, an Adverse Effect is found when “an undertaking may alter,
directly, or indirectly, the characteristics of a historic property that qualify it for inclusion
in the NR in a manner that would diminish the integrity of the property’s location,
design, setting materials workmanship, feeling or association”. Consideration should
be given to all qualifying characteristics of a historic property, including those that may
have been identified subsequent to the original evaluation of the property’s eligibility
for inclusion in the NR. Adverse effects may include reasonable foreseeable effects
caused by the undertaking and that may be cumulative, may occur later in time, or
may occur farther removed in distance or be cumulative.

Examples of Adverse Effects on historic properties include, but are not limited to:
()  Physical destruction of or damage to all or part of the property;

(i)  Alteration of a property, including restoration, rehabilitation, repair, maintenance,
stabilization, hazardous material remediation and provision of handicapped
access that is not consistent with the Secretary’s Standards for the Treatment of
Historic Properties (36 CFR part 68) and applicable guidelines;

(i) Removal of a property from its historic location;

(iv) Change in the character of the property’s use or of physical features within the
property’s setting that contribute to its historic significance;

(v) Introduction of visual, atmospheric or audible elements that diminish the integrity
of the property’s significant historic features;

(vi) Neglect of a property which cause deterioration, except where such neglect and
deterioration are recognized qualities of a property of religious and cultural
significance to an Indian tribe or Native Hawaiian organization; and

(vii) Transfer, lease, or sale of property out of Federal ownership or control without
adequate and legally enforceable restrictions or conditions to ensure long-term
preservation of the property’s significance.

2001 Tonnelle Avenue Warehouse

Under Section 106 of the NHPA, the proposed full demolition of the warehouse would
constitute an Adverse Effect on a historic property because it would result in the
“physical destruction of or damage to all or part of the property”.
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5.1

5.2

ALTERNATIVES CONSIDERED TO AVOID FULL DEMOLITION OF THE
WAREHOUSE

Alternative A - No Action Alternative

Under this alternative the ARC project would not be constructed and the required
capacity could not be achieved. This would be equivalent to the No Build Alternative
that was documented and rejected in the ARC FEIS. Therefore, this is not a prudent
alternative.

Alternative B - FEIS Design - Partial Demolition of 2001 Tonnelle Avenue

Under this alternative, as documented in the FEIS, only the northern-most portion of
the property would be acquired and demolished (See Figure 3).

In order to demolish just the northern-most portion, modifications and improvements
would need to be made to the remaining portion of the warehouse and property that
was previously owned by Hartz Mountain and partially occupied by its tenants. These
modifications/improvements would include, but are not limited to, the following:
relocation of overhead electric and communications services; construction of a
transformer pad and installation of a new electrical transformer; construction of an
electrical room addition and installation of all new electrical distribution equipment;
construction of a fire pump room; addition and installation of a new fire sprinkler pump,
piping and related equipment and alarm systems; installation of underground pipes to
maintain the property’s yard main serving the warehouse’s fire protection system and
on-site fire hydrants; installation of a new water service from Tonnelle Avenue to serve
the warehouse’s fire protection system and on-site fire hydrants; installation of steel
structural support bracing and metal cladding to protect what would become the new
northern wall of the warehouse from wind loads; and site improvements such as a
construction of a sidewalk, stairs, driveway and a complex underground stormwater
detention system.

These modifications and improvements identified above would come at a cost of more
than $2.5 million.

Subsequent to the issuance of the FEIS, several factors lead NJ TRANSIT to conclude
that full demolition of the warehouse would be preferred to the originally planned
partial demolition. The most significant factor leading to this conclusion was that NJ
TRANSIT was required to purchase the warehouse property in its entirety as a result
of the right-of-way acquisition process for the ARC project. Having taken possession
of the property in August 2009, NJ TRANSIT quickly became aware of the true
condition of the subject warehouse, the costs associated with maintaining a building
constructed in 1947, the viability of leasing/selling the facility for its intended use and
the liabilities associated with owning what is now a vacant, 277,000 square foot
building.

Upon taking possession of the property, NJ TRANSIT was able to, for the first time,
inspect the warehouse and assess its true condition. That inspection revealed that the
building had not been properly maintained over the years and that little has been done
since its construction in 1947 to update and/or improve it.

The large skylights occupying much of the warehouse’s roof were cracked and neither
they, nor the roof itself, provide a watertight barrier for the interior. Problems with the
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roof's drainage system were also discovered that need to be addressed in order to
prevent further damage to the roof.

Much of the building’s electrical system was found to be antiquated and in order for the
facility to remain in operation, existing unsafe conditions would need to be corrected
and the entire system would need to be brought up to today’s standards. Other
building systems including plumbing, HVAC, fire suppression, and fire and security are
also in need of repair/improvements.

Since taking possession of the property, the North Hudson Regional Fire Department
has responded to numerous false alarms generated by the antiquated fire alarm
system. NJ TRANSIT was subsequently informed that if such false alarms continue,
fines will be imposed. This prompted an immediate, thorough inspection of the fire
alarm system and the making of interim repairs to it in an attempt to put an end to
system generated false alarms. In addition to NJ TRANSIT's inspection of the fire
alarm system, the required annual inspection of the fire suppression system was
recently conducted. Deficiencies were discovered that now require costly repairs in
order for the system to pass inspection. Other miscellaneous building and site repairs
requiring immediate attention have also been made and will continue to be made as
needed.

NJ TRANSIT has hired a property management firm to assist them with managing and
maintaining the warehouse. NJ TRANSIT has also hired several companies to provide
the necessary maintenance services such as landscaping, snow removal, pest control,
and alarm system monitoring. Gas, electric and water and sewer services to the
warehouse must also be maintained. Natural gas costs in particular are significant due
to the inefficient heating system, the lack of insulation value at the roof due in part to
the large, single-pane skylights, and the sheer volume of the building. Costs
associated with all of the above, are considerable and will continue to be incurred by
NJ TRANSIT for as long as they maintain ownership of the property, which at this time
is expected to be approximately seven (7) years. Since an overwhelming majority of
the costs described above are attributed to the subject warehouse, its demolition
would reduce future costs dramatically.

While the warehouse is sited on approximately 11 acres of property, it is only served
by a long, narrow driveway that runs along the southern and western boundaries of the
property. This driveway has only one point of vehicular access to/from Tonnelle
Avenue (Route 1&9), has a tight radius turn at the southwest corner of the property
and also serves as the warehouse’s truck loading/unloading area.

Modern warehouse facilities of comparable size require acres of concurrent circulation,
staging, parking, and storage areas for today's 40 and 60 foot long tractor trailer
trucks. This facility does not possess these features nor does it have the capacity to
support the demands of today’s warehouse and distribution industry. Simply put, the
warehouse is not marketable for lease or resale. The fact that only 1,200 sq. ft. of the
277,000 sq. ft. building was occupied by a tenant when NJ TRANSIT took possession
of the property and that they declined NJ TRANSIT's offer to extend the lease is
evidence of this.

Owning a vacant building of this size in an industrial area also presents public safety
and security issues. NJ TRANSIT’s Police Department has already responded to
more than one break-in at the warehouse. As a result, they conducted a sweep of the
entire building in January 2010 and the department’s Lt. Robert Noble, OIC-Special
Operations provided the following report:
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5.3

“On January 27, 2010 from 1000 to 1300 NJTPD conducted an interior sweep of the
property at 2001 Tonnelle Ave, North Bergen. There were not any trespassers found in
the building during the sweep, we did observe clothing and other items as evidence of
persons living in the building on the top floor northeast rooms. A tracking K9 detected
the presence of a person(s) that appeared to be living in this area and are freely
walking throughout the building. We cleared both floors of the main building as well as
the warehouse area. It appears that entry is being made from Tonnelle Ave at the
northeast corner of the property through a hole that has been cut into the chain link
fence. Once through the fence the person(s) have access to the roof and then enter
through a damaged and un-securable door on the southwest corner of the main
building. The sweep did confirm the presence of a limited number of persons living in
the building at this time, however this will quickly change as soon as the word gets out
and is spread throughout the homeless population in the area. My concern is that an
increase of trespassers will eventually result in criminal activity, potential arson within
the building and safety hazards both to employees working in the area as well potential
trespassers such as persons looking for scrap materials removing copper wiring that
may be energized”.

In summary, proceeding with Alternative B would result in an initial investment of more
than $2.5 million into a warehouse/site that is functionally obsolete, is in need of
additional, costly repairs/improvements, is not marketable for lease or resale, is an
“attractive nuisance” within the community, and would require NJ TRANSIT to incur
additional, considerable costs to maintain it over the next seven (7) years
(approximate).

Therefore, based on this recently discovered information, partial demolition proposed
in the FEIS is not a prudent alternative.

Alternative C - Preservation of the Main Office Portion of the Warehouse
and Full Demolition of the Warehouse

Under this alternative, the main office portion of the warehouse that fronts Tonnelle
Avenue would be left in place and the remaining portion of the warehouse where it
resides would be demolished.

The main office building possesses a flat roof, horizontal form, smooth wall surfaces,
rounded corners, and minimal ornamentation characteristic of the International and Art
Moderne styles that contribute to the National Register-eligible property’s architectural
significance under Criterion C. The exterior brick cladding, metal windows, and door
frames of the building would remain intact. Photos of the main office building are
contained in Appendix B.

The main office portion of the warehouse and the warehouse itself are integrated
structurally. As such, demolition of the warehouse and leaving the main office intact
would require the implementation of measures to protect the office from vibration.
However, even with protective measures in-place, there would still be significant risk
that the office would experience movement and/or settlement that would damage the
structure and in the worst case, result in the need to demolish it altogether.

In order to demolish the warehouse and leave the main office intact, the structural
steel framing that is integral to both would require significant strengthening and
modification to provide the lateral stability that the warehouse currently provides.
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Increased forces on columns and footings would need to be accommodated in the
redesign of the structure as would seismic loading, wind loading, unbalanced lateral
earth pressures, and the bearing steel framing within the existing cantilevered retaining
wall. Undertaking modifications to the structure would require compliance with all
applicable building codes, energy codes, etc.

Modifications/improvements to the main office’s electrical, plumbing, fire suppression,
HVAC and alarm systems would need to be made and since the electric service and
fire suppression equipment is located at the north end of the property, they would need
to be relocated and may require further modifications to the building. The
modifications/changes described above combined with the demolition of the
warehouse would compromise the overall integrity of the design, setting, workmanship
and materials of the main office and would therefore, diminish its feeling and
association as an intact example of post-World War Il warehouse architecture. Since
the overall building at 2001 Tonnelle Avenue (warehouse component and main office
component) is recognized for its architectural significance, removal of the warehouse
which constitutes 85% of the overall building would considerably diminish the historical
integrity of the structure.

In summary, proceeding with Alternative C to preserve the main office portion would
result in significant risks associated with movement and settlement while demolishing
the remainder of the warehouse. Proceeding with Alternative C would also cost
approximately $3 million and would require NJ TRANSIT to incur additional costs to
maintain it over the next (7) seven years (approximate). The slight savings in
demolition costs realized by not demolishing the main office would be insignificant and
overshadowed by the cost of the modifications/improvements described above.

Therefore, trying to preserve the main office portion of the building while demolishing
the remainder of the warehouse is not a prudent alternative
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6.0 CONCLUSION

NJ TRANSIT is now proposing full demolition of subject warehouse in lieu of the partial
demolition that was approved in the FEIS. Full demolition of the warehouse would
significantly facilitate construction staging for the ARC project.

The warehouse is not suited for leasing or eventual re-sale because of that fact that it
is functionally obsolete, contains poor truck access and internal circulation and has
limited availability of parking.

As documented in this Alternatives Analysis, the three alternatives considered to avoid
full demolition of the subject warehouse were found to be not prudent.

Proceeding with the proposed post FEIS full demolition of the warehouse would result
in an initial cost savings of approximately $2.5 million as the planned building/site
modifications would no longer be necessary.

The cost to demolish the warehouse in its entirety is anticipated to be equivalent to the
approximate $2.5 million in cost savings noted above. However, it would dramatically
reduce the overall costs to maintain the subject property over the next seven (7) years
and make the property far more marketable and profitable when NJ TRANSIT
ultimately sells the property. In addition, full demolition of the warehouse would also
eliminate what has quickly become an “attractive nuisance” within the community and
at the same time, provide improved access and staging area for the ARC project.

It is for these reasons and for those more fully described within this Alternatives
Analysis, that full demolition of the 2001 Tonnelle Avenue is viewed as the most
prudent course of action to proceed with.
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