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MINUTES OF THE TOWNSHIP OF MENDHAM PLANNING BOARD
REGULAR MEETING HELD APRIL 16, 2014



Chairman Giordano called the meeting to order at 7:30 p.m. and asked for roll call.  Upon roll call:  


ROLL CALL  
PRESENT:	Mayor Thomas, Mr. Smith, Mr. Mayer, Chairman Giordano
ABSENT:	Mr. Strobel, Mr. D’Emidio, Mrs. Link, Mr. Perri, Mr. Kaplan
Others present:	Mr. Tiena Cofoni, Esq., Mr. John Hansen, Engineer, Mr. Stephen Souza, Environmentalist, Mr. Robert Michaels, Planner

	
SALUTE THE FLAG


ADEQUATE NOTICE of this meeting of the Mendham Township Planning Board was given as follows:  Notice was sent to the Daily Record, the Observer Tribune and the Star Ledger on January 7, 2014 and Notice was filed with the Township Clerk on January 7, 2014.

Chairman Giordano stated there were four members present, which is a quorum.


APPLICATION:  PB-14-01 MENDHAM GOLF & TENNIS
2 Golf Lane
Block 144, Lot 24
Major Site Plan – Preliminary
Major Site Plan – Final

Mr. Tom Malman of the law firm Day Pitney made an appearance as Counsel on behalf of the applicant Mendham Golf & Tennis Club.  He stated that the application involves the existing maintenance building on the facility, which would be upgraded and expanded along with the associated parking, lighting, and drainage.  The application is in the golf zone and fully conforms to the ordinance requirements, and there is a DEP application pending in Trenton in connection with the application.  He went on to say that the three witnesses testifying are Mr. Greg Yannoccone, a licensed engineer, Mr. Brian Bosenberg, a licensed landscape architect, and Mr. Bob Scialla, an architect.

The three witnesses for Mendham Golf & Tennis along with the Township’s professionals were sworn in by Ms. Cofoni, Counsel for the Planning Board.  

Mr. Mayer stated for the record of a potential conflict.  He stated that his oldest son is dating Mr. Villa’s (of Yannaconne, Villa and Aldrich) youngest daughter.  Ms. Cofoni responded that she does not have an issue with this, and Mr. Malman also confirmed that he has no objection.

To allow for a voir dire by the Board and persons in attendance, Mr. Greg Yannoccone stated his full name with a business address of 460 Main Street, Chester, New Jersey.  He has a Bachelor of Science in civil engineering and is licensed in New Jersey, Connecticut and Massachusetts as a professional engineer.  Mr. Yannaccone is a managing partner of his firm in Chester.  He also serves on the Peapack/Gladstone land use board as Chairman.  Seeing no objections with regards to his qualifications, Chairman Giordano stated that the Board accepted Mr. Yannaccone as a professional engineer.

Mr. Yannaccone began by saying that the property has frontage on three streets.  His first rendering was marked as Exhibit A1, Sheet 2 of 12 and dated May 8, 2014.  The plan date is February 4, 2014.  He stated that the main club house is off of Golf Lane with frontage on Kennaday Road, and Kennaday Road is also the access to the tennis facility, paddle hut facility, and maintenance building, which are located in the middle of the property.  

The application is a proposed addition to the maintenance building with a sand silo for use of warehousing sand to be utilized on the golf course.  Mr. Yannaccone marked his next rendering, Exhibit A2, dated May 8, 2014.  This rendering illustrates a sandstor.  The paddle hut and courts are to the east of the maintenance building, and the sandstor is between the two buildings.  He referred to his next display marked Exhibit A3, Sheet 5 of 12 with a plan date of February 4, 2014.  He went on to say that the plan is creating a new circulation pattern, which he described to the Board and said that there has been feedback from the neighbors regarding the proposed traffic flow, and as a result of the neighbors’ feedback, the club has agreed to modify this circulation pattern.  Specifically, the entrance to the access road is from Kennaday Road, and the pattern continues past the maintenance building, paddle hut and courts.  There is a parking area for the paddle hut players between the paddle hut and the pond.  Much of this hard scape area will be removed and transformed into a green area, which will be an improvement aesthetically.  He described the proposed parking, which totals 44 stalls, which is an improvement over the current parking, which contains a total of 28 stalls.  The new plan provides more parking with no plan to intensify the use of the club (not adding more members or staff).  The goal behind this renovation is to conceal more of the maintenance equipment inside buildings.  

[bookmark: _GoBack]Mr. Yannaccone continued to say that a project of this scale is described as a major development since there is one acre of soil disturbance and more than one quarter acre of lot coverage.  As a result, in regards to drainage, there is a more intense requirement of recharge (more surface runoff) and because lot coverage is greater than the quarter acre threshold, stormwater must be treated before the runoff is discharged into the ground.  As a result, a bio retention basin was designed with the use of a series of swales, inlets, and pipes as a routing mechanism to the bio retention basin.  He referred to Exhibit A1, which showed the bio retention basin location.  It was clarified that septic waste is currently pumped into the septic system but not stormwater runoff.  The bio retention will capture the runoff from the newly disturbed area (the hardscape).  He went on to say that there are a series of berms, and because of the amount of excavation work necessary, this will be treated as spoil material and will be retained onsite.

The west side of the property needs to be carved out for the parking area.  Also, the maintenance building addition is being constructed at the same elevation as the existing building.  Mr. Yannaccone indicated the area to be carved out.  Along with the fill material for the carved out area, there would also be fill material from the newly constructed bio retention basin.   As a result, berms would be created with the fill from these two areas (as indicated on Exhibit A1).   He indicated the principal berms on the west and north side, which would provide screening for the neighbors on Kennaday Road with additional berming closer to the property line when entering the access way.  He went on to say that the limits of disturbance would want to be expanded for an increase in additional fill for berming between the eleventh fairway and tenth fairway (excess material will be shown on the revised plans), and the current berm heights will be raised another two to three feet.   It is the intention not to truck material offsite or on to the site.  

Mr. Yannaccone went on to say that currently there is a pending letter of full interpretation into DEP with the club most likely applying for a five-year extension for any other potential future projects.  He referred to Exhibit A3 where he indicated a small isolated wetland (about 3,000 square feet), which would be filled. A general permit is pending on this.  He stated that there is no buffer averaging since there is no buffer from this isolated wetland.  Also, there is a 150-foot wetland buffer since there are some spot wetlands around the pond; however, the entire proposed disturbance is outside of the 150-foot buffer.   Mr. Yannaconne stated that local Board of Health approval has been obtained with the Township Committee endorsing the submission to the DEP and that the application for the septic is currently being reviewed by DEP.  Currently, there is an existing septic tank and pump pit for the maintenance building along with the recently constructed septic tank and pump pit for the paddle hut.  The paddle hut pumps up to the pump pit for the maintenance building that exists, which happens to fall underneath the footprint of the proposed maintenance building.  There will be a new septic tank and pump pit underneath a couple of parking stalls with the intent to pump back up to the existing septic field, which is located near the westerly neighbor.

Mr. Yannaccone discussed the proposed circulation route, which is being revised after considering the neighbors’ input.  He referred to Exhibit A1 indicating the entrance from Kennaday Road.  After entering the entrance way, there is an existing parking lot for the tennis members with the tennis courts located in this area.  He indicated where four 15-foot high trees will be planted to act as additional buffer from not only the tennis area but would supplement the buffering around the maintenance building.

Mr. Yannaccone stated that there will be full compliance with all professionals’ requirements.  There are no new utility extensions proposed, and all the utilities currently there will be utilized.  The site work for the proposed addition will be done during the dormant season (fall thru early spring).  

After Mr. Mayer inquired about the berm heights being created on the north side, Mr. Yannaccone said that they currently vary in height, averaging 4-5 feet.  He also stated that the small wetland area being filled in appears to be manmade.  Mr. Yannaccone further described the bio retention system and how it cleanses stormwater before it discharges into the ground, which is not particularly clean water because it is a source of pollutants.  This prevents the intentional contamination of ground water, and in Mendham this is especially important since the town boasts of high quality wetlands, category 1 waters, and trout waters.

Mayor Thomas inquired about the maintenance requirement of the bio retention system.  Mr. Yannaccone responded that there are specific maintenance requirements, which is an ongoing process.  Inspection requirements must be reported to the Township.  Mr. Souza stated that a plant and soil matrix combination cleanses the stormwater.

It was confirmed for Chairman Giordano that ingress and egress on the club property will remain the same with the flow reversed just around the building.  The combination of adding fill to the berm heights and additional fill between the tenth and eleventh holes will take care of the excavation that is planned.  Mr. Yannaccone stated that the parking areas will be slightly lower than the building and that the drainage and pollutants from motor vehicles from the parking area will wash into the swales, which then washes into the inlets and pipes running over to the infiltration basin for cleansing.  He opined that the bio retention system is sufficient for the pollutants from motor vehicles.  Mr. Souza confirmed this and said that this is the technique that DEP considers the most effective in terms of the ability to take pollutants out of the stormwater runoff.  It is the appropriate stormwater management system. 

Chairman Giordano referred to Exhibit A2 regarding the sandstor.  Ms. Cofoni distributed copies of Exhibit A2 to the Board members.  Mr. Yannoccone explained the location of the sandstor, which is between the maintenance building and the paddle courts.  It has a 12-foot diameter circle and from the ground service to the highest point is 26 feet.  Mr. Malman explained that the sandstor retains the quality of the sand by keeping it dry.  

Mayor Thomas inquired about the proximity of the neighbors to the sandstor.   Mr. Yannaccone responded that the nearest neighbor to the west is 622 feet away (two football fields away).  

Mr. Yannconne stated that the pumping for the septic fields is 515 feet from the pump pit up to the disposal fields and 100 feet from the property line, which is further west.  Mr. Yannaccone also confirmed that if the circulation flow is reversed, the tilt of the parking spaces will also be reversed (the diagonals would go in the opposite direction).  There will be no additional impervious surface.   Also, Mr. Yannaccone confirmed that the grounds crew from the course will be conducting the inspections on the maintenance for the bio swale.  

Chairman Giordano asked for a motion to open the meeting to the public for cross examination of Mr. Yannaccone.  A motion was made and seconded.  All agreed.

Mr. Bob Van Rensselaer of 16 Kennaday Road approached the microphone.  In response to Mr. Van Rensselaer’s question, Mr. Yannaccone referred to A3 to show the location of the sand silo.  The sand silo is 26 feet high, which is less than the 30-foot ordinance limitation. The maintenance building has an allowance of 35 feet; therefore, the maintenance building, which is at a slightly higher elevation, will be taller than the sand silo.  Mr. Yannaccone then referred to Exhibit A1 to discuss the various elevations around the golf course and stated that the finished floor elevation of the maintenance building is 525 feet and is just about 35 feet high.  Therefore, to the top of the maintenance building is 560 feet.  The sand silo slab is about 524.50 feet plus 25 feet high with a composite height of about 549 high.

A motion was made to close the meeting to the public, and it was seconded.  All agreed.

Ms. Cofoni inquired about the actual directional change of the circulation route around the proposed maintenance building.  Mr. Yannaconne responded that the flow of traffic (west to east) currently runs in a counterclock wise direction and that the revised circulation route would run clockwise.

Mr. Hansen inquired about any speaker systems associated with the new facility, and Mr. Yannaccone said there are no speakers systems involved in the project.  Regarding the storage of any solid wastes and recyclables, Mr. Yannaccone stated that DEP specifications would be met.

Mr. Souza inquired about soil test kits being witnessed by the Township. Mr. Yannaconne responded that he has never encountered any protocol from any town that this has to be witnessed.  He, however, has witnessed them himself as a licensed professional engineer.  He also clarified for Mr. Souza that there are no dry wells.  Also, regarding the operation maintenance plan for the bio retention basin, Mr. Souza stated that he did stipulate in his report that the basin should not be mowed frequently since these types of basins are designed to be naturalized so the vegetation can grow tall in the basins.  They are designed to be mowed once a year to a height of no less than eight inches.  He explained that repeated mowing compacts the soil matrix that is responsible for much of the stormwater purification.  Therefore, it is important that the O&M manual reflect the fact that it is a naturalized system, mowed once a year to a height of no less than eight inches in order to meet the pollutant removal requirements that DEP has established.

Chairman Giordano asked whether an 18-foot wide path will still be maintained with the change in the circulation route.  Mr. Yannaccone confirmed that this would still be maintained.  He clarified that the two-way road is 24 feet wide and the one-way road is 18 feet wide (Exhibit A3).  Also, the parking spaces proposed on the west side of the maintenance facility are not illuminated and would be used by the maintenance staff during the day.  This is also for consideration to the neighbors.

Mr. Souza inquired whether there would be any opportunity to use any type of porous pavement or permeable pavers to decrease the amount of runoff.  Mr. Yannaccone responded that this was not discussed with the club but that it is always an option; however, they do have to be maintained and if not maintained properly, the effectiveness disappears.  If, however, this option was considered, the basin does not decrease in size.  He can certainly talk to the club regarding this matter however.  Mr. Souza said that perhaps they can be used on any new walking paths since this use would require a low maintenance type of opportunity.

Mayor Thomas questioned that with the increase in parking spaces from 28 to 44 whether there is any estimate on the amount of runoff as a result of the increase.  Mr. Yannaccone responded that there is an increase in runoff from this project, which is why as a major development the proposed stormwater management system has been designed.  Also, currently many members park on grass so with the increase in parking this will allow for parking on hard surfaces.  

Ms. Cofoni wished for clarification on the parking spaces.  Mr. Yannaconne clarified that some parking spaces in the vicinity of the paddle tennis courts will be removed, and these spaces are being moved between the paddle hut and the maintenance building.  There are 28 parking spaces on this portion of the campus, which will increase to 44 spaces.  The vision, therefore, is that spaces numbered 23 – 38 and closest to the neighbors’ property would be designated for the grounds crew.  Then spaces 1 – 12 would be for the paddle players.  The tennis parking has its own designated area for parking further up.

Mr. Christopher Boyle of Mendham Golf & Tennis Club, 2 Golf Lane made an appearance for the record and was sworn in.  Mr. Boyle stated that he is employed by the club and is Head Greens Superintendent.  He has been employed by the club for 17 years.

Mr. Boyle expounded on the use of the sandstor, why it is being proposed, and what goals would be achieved by installing it.  Mr. Boyle explained that for agronomic and playability reasons in modern day golf, sand is used to smooth putting greens and help reduce the maintenance on some of the fine turf grasses.  The sand is specifically meant to be spread on grass and works best when dry.  Therefore, there needs to be a place to store it dry, and if there is no place to store it dry, then it would need to be ordered in the morning and used that day.  The sandstor contains the sand and operates to keep the moisture out and sand dry for weeks on end.  The club typically uses 150 tons of material a year, and this silo holds 50 tons (filling it three times a year).  There is a specialized vehicle that brings the sand to the silo and fills it.  The silo is designed so that the vehicle spreading the sand on the course can drive underneath the silo for the sand fill.   There is a silo that holds 25 tons and 4 feet shorter; however, for the club’s own economics it made sense to consider the larger silo.  This allows for more material onsite when needed, and the smaller version is only $3000 less than the larger version.  There is no confined space entry permit required for the use of the silo.  He went on to say that the concrete pad it rests upon is at ground level, and to his knowledge there is no maintenance required on the inside of the silo.  The silo for the club would not have the safety cage on the outside of the silo, which is optional.  Mr. Boyle said that as much as 50 to 60 tons of sand can be used over a one or two-day period with perhaps two tons in an application three weeks later.  The aeration and punching period is done in August and October, and he stated that the truck holds a maximum of 25 or 26 tons so there would be approximately six deliveries per year.

Mr. Boyle went on to say that there are currently two underground storage tanks for diesel, which are located on the south side of the building, and they will remain in same location.  Also, a dumpster will be required for the project and that the club does have a six-yard permanent dumpster on site at the maintenance facility; however, it is still unknown where it will be placed specifically for the project.  Most likely one of the parking stalls around the designated maintenance area for the staff would be used for the location of the dumpster.  Mr. Hansen suggested that this be shown on the plans and incorporated into the landscaping plans.

Mr. Smith inquired about a wash-out site for the maintenance of mowers etc.  Mr. Boyle indicated this site on the new plans.  The club anticipates putting in a self-contained, self-cleaning wash basin whereby the water remains within the system and recycled.  He clarified that the club applies its own fertilizer, and he confirmed that there is washout associated with this.  He also stated that the recycling system is adequate for fertilizer as well as grass clippings washout and that a DEP permit is not required for this.  Mr. Boyle confirmed that the club does subcontract out some chemical applications and provides the contractor with all the chemicals (fungacides, insectisides, growth regulators).

Chairman Giordano asked for a motion to open the meeting to the public.  A motion was made and seconded.  See or hearing no one from the public, Chairman Giordano asked for a motion to close the meeting to the public.  A motion was made and seconded.   All agreed.

Mr. Boyle confirmed for Mr. Souza that a water recycling system is planned by the club for the project.  There was some discussion regarding this system, and he said that the club is certainly looking to do something with the wash station.

Mr. Brian Bosenberg of Bosenberg & Company landscape architects located at 376 Main Street in Bedminster, NJ made an appearance for the record.  To allow for a voir dire, Mr. Bosenberg stated that he has a degree in landscape architecture from West Virginia University in 1980, and this is his 34th year of practicing.  He is a licensed landscape architect in New Jersey and also licensed in five other states in the Northeast.  He appeared before this board sixteen years ago and has testified at over 200 boards in New Jersey.  He also represents Clinton Township, Hunterdon County and Frenchtown Planning Boards and Boards of Adjustment.  With respect to his qualifications, having no objection from the Board members or the public, Chairman Giordano accepted Mr. Bosenberg as an expert in landscape architect.

Mr. Bosenberg’s first exhibit, which shows the landscape plan for the project, was marked A4 (sheet 1 of 3 dated 4/14/14) and last revised 3/8/14.   His second exhibit was marked A5 (sheet 2 of 3) dated 4/16/14 showing the retention basin and detail for the fence.  The date of this plan is 3/8/14.  He began with Exhibit A4 and said that from a landscape perspective the maintenance building is at a certain grade, and it is proposed to create a berm by digging into the hillside.  The building actually sits in a depressed area with some of the fill of the excavation surrounding it, and he went on to indicate the location of the various structures on the exhibit.

He pointed out the fairly dense landscape as it exists currently on the east side of the maintenance facility with the golf course surrounding the north and west side, which is comprised of a few shaped trees and evergreens.  Ultimately, eight trees will be removed, and thirteen trees will be transplanted of various sizes and species so the chart on the plans will be updated with the next submission.  As part of the landscape package, 48 new trees will be planted – 11 red maples, river birches, Norway spruce etc.  These are trees that are growing well there now, so these will be replicated.  The berm area, which will be graded out, will be seeded with a grass and left knee high, and shade trees will be planted randomly.  The plantings to the north and west of the maintenance facility are mostly comprised of shade trees (not planted on top of the berm) and staggered.  Along the southeast side of the building, there will be a cluster of a large group of river birches to help screening and naturalization from the paddle hut. There will also be additional shade trees and evergreens planted to provide screening from the club around the courtyard of the maintenance facility along with some small evergreen shrubs planted.  The sand silo will sit between two evergreens, which are currently 35 feet in height and are actually at a lower elevation; however, he opined that when the silo is installed, the trees and silo are going to be about the same height.   

The applicant is proposing only lighting on the east side of the building between the maintenance facility and paddle hut.  The lights are reflected down as indicated on a detail in Exhibit A4 and are LED energy efficient lighting.  He discussed this type of lighting in some further detail.  Also, there have been discussions in the club to eliminate the larger lighting poles and install only a few of the lower powered, lower level lights on the side of the building.  Mr. Bosenberg then referred to A5 Sheet 2 of 3 showing the detail of the fence that will placed around the maintenance facility, which is a simple white post and rail fence.  Exhibit A5 also shows the proposed shape of the bio retention basin and more importantly the two different planting areas – the bottom basin area with natural high-grass and the side slope with a completely different type of growing situation and mostly dry with a various species of seed mix.  This plan is more of a guide and once the basin is built the hydrology will be monitored for the appropriate seed mix. 

Mr. Smith referred to the two spruces on either side of the sand silo. Mr. Bosenberg stated that there will be some additional maintenance of these trees to compensate for any compaction or loss of roots.  He opined that if the trees did die, then there would be replacement spruces.  With regards to the number of trees both removed and transplanted, the revised plan will reflect the final numbers, and the notes on Exhibit A4 will be removed where it indicates transfer/removal.  Mr. Smith inquired about protection of the new plantings from deer and damage.  Mr. Bosenberg responded with a new exhibit, which was marked Exhibit A6, sheet 3 of 3 dated 4/16/14 and discusses selection and handling of plant material.  He went on to say that his specifications are very clear when selecting the plantings from the nurseries – removing the alien soils, checking the ball size, and removing the wire baskets.  In referring to the tree planting detail, he indicated gator bags with water and tree guards to protect the rubbing of the trees.

Mr. Mayer referred to the bio retention basin (Exhibit A5).  Mr. Yannaccone stated that there is a basin depth of about 7-8 feet; however, this will most likely be tweaked with the basin being expanded as it moves upgrade.  As a result, it may be 10 – 12 feet deep on the side slopes.  With regards to maintenance of the basin, the manual offers a specific checklist that is a guide for the proper maintenance of the basin.  Mr. Souza added that with bio retention basins, it is necessary to look at the hydrology since it is necessary that the vegetation grows abundantly.  He stated that it should be wet enough so this can occur; however, it cannot be too wet so that there is standing water since the basin must also provide recharge to meet stormwater requirements.  As a result, the soil matrix is a very specific soil media that the DEP has established with a mix of sands, clays and silt.  He stated that after 72 hours, there should be no standing water in the basin.

Mr. Mayer inquired about the quality control for the construction on the site.  Mr. Bosenberg responded that observation of the construction will be monitored by his and Mr. Yannaccone’s office.  Representatives of the town will also be checking periodically the construction progress.  Mr. Souza stated that there are also specifications to keep heavy duty equipment out of the bottom of the basin so there is no compaction of the soil media during the construction phase.  He stated that a note should also be added onto the plan regarding the frequency of mowing – no frequent mowing but only once a year to a height of no lower than 8 inches and that the plant mix will have a meadow feel to it.  Mr. Souza said that since 2004 the bio retention basins have become the best standard element of New Jersey stormwater management practices.

For the record, it was clarified that the sandstor is dark green in color, which is also very close to the color of the building.  Chairman Giordano referred to Exhibit A4 with regards to lighting and questioned the pole lighting.  Mr. Bosenberg responded that these would be eliminated with the mounted lighting placed only on the side of the building.   The lighting is meant for safe access (on timers), and Mr. Malman stated that revised plans with this lighting change would be submitted to Mr. Hansen’s satisfaction.  There was further discussion regarding why the pole lights were planned, which was originally requested by the club for parking for the paddle.  However, after further discussions with the club, it became apparent that this was not a highly used area.  It was clarified for Chairman Giordano that the paddle huts and tennis courts do have their own lighting.

Mr. Bosenberg clarified for Mayor Thomas that the spruce trees, which are roughly around 14 – 18 feet high, will be planted up by the entrance and will be transplanted from elsewhere on the site.  Mr. Bosenberg also clarified that the runoff from the berm would be captured in the storm system and then ultimately the bio retention basin.  The bio retention basin, which will take 3 – 5 years to flourish, is an ongoing process with species growing at different stages.  This is very closely monitored, and if 75% success rate is obtained with the plantings, this is considered very good.  It was clarified for Chairman Giordano that 48 new trees will be planted along with 50 shrubs.

A motion was made to open the meeting to the public and it was seconded.  All agreed.

Ms. Alana Van Rensselaer of 16 Kennaday Road approached the microphone and said that she appreciated the good questions from the Board members.  She has been in her house for 30 years and said that a lot has changed with the club as a neighbor and appreciates the club meeting with them to discuss their concerns.   She stated that she is very concerned about the lighting.  The plans are very well done with a lot of testimony; however, she opined that it is still nebulous information regarding the new lighting (on the building or on poles) along with nebulous information about the screening.  There are no evergreen trees between her house and the two buildings.  Chairman Giordano asked Mr. Bosenberg to display Exhibit A4.  Mr. Bosenberg pointed out her property and view on the rendering.  The first question posed was why this area in question had fewer trees than immediately to the right of this or down lower to the golf course.  It was explained that there will be four evergreen trees closer to the property line that should be positioned in a way so as to block the ability to see night time light from the maintenance building.  The second question the witness formulated was in regards to the height of the maintenance building and the view from their property to the building.  It was stated that this will be addressed later in Mr. Scialla’s testimony.  

Ms. Van Rensselaer went on to say that this was the first time she realized that she might be looking at a sandstor.  She also went on to say that the reason some of the high intensity lights from the golf course does not bother them is because there are huge trees shielding the lighting from the neighbors.  She posed the question as to whether there are any trees slated for removal and secondly, whether, in general, there would be less screening from the paddle courts as to that corner.  Mr. Bosenberg responded that there are two evergreen trees that will be removed (he indicated these on the rendering); however, 19 shade trees will be added, which would have a 12-14 foot canopy over time and will create a fairly significant hedge row that will be similar to the other hedge rows around the greens and fairways.  He indicated which two evergreens are being removed and said that not only are they being replaced but that the grade is being raised with berm added.  Also, nine additional trees are being added in that area.  Ms. Van Rensselaer stated that the trees being planted will not be helpful as far as screening goes since they do not have leaves year round.  There was further discussion regarding the trees in this area.  Mr. Bosenberg stated that he and the club would be willing to look at different other options, and Mayor Thomas requested that the club revisit the visual impact of the sandstor on the neighbors

Mr. Van Rensselaer approached the microphone and inquired about the lighting and where they are being placed.  Mr. Bosenberg indicated the placement of the lighting on the exhibit and stated that there have been discussions with the club to eliminate the larger light spreading fixtures and to use simpler, less intense fixtures.  The goal is to reduce the amount of light, and he would like to work with Mr. Hansen’s office to agree on a reduced lighting plan.  With the proposed lighting there would be no light reflecting 30-35 feet from the building.  Mr. Van Rensselaer stated that one of the things the club did for the neighbors was the reversal of the traffic flow since previously if the cars are going counter clockwise, they would be going around behind the paddle courts, and then coming back around with the reflective headlights from the cars cast upwards, which would be seen from his house.  By reversing this, the headlights will be reflecting in the opposite direction.

Mr. Robert Scialla of 16 Woodland Road, Brookside (previously sworn in) made an appearance for the record.  To allow for a voir dire, Mr. Scialla stated that he is a graduate of Columbia University, School of Architectural Planning and is a registered architect in the state of New Jersey.  He stated that he also has the ability upon application for licenses in all of the other states in the Union except California.  He has also testified before the Mendham Township Planning Board and Board of Adjustment many times as well as quite a few other New Jersey cities and towns.  Since neither the Board nor the public had any issues with his qualifications, Chairman Giordano stated that the Board accepted Mr. Scialla as a professional architect.  

Mr. Scialla marked his first rendering as Exhibit A7 Sheet 1, with a plan date of 1/30/2014, which are the elevations of the proposed maintenance facility.  There was some confusion since the plans the Board members had were dated 2/26/14.  This was actually the revision date.  Mr. Scialla’s rendering does not have a revision date on it other than the original date of 7/12/2013.  Chairman Giordano clarified for Ms. Cofoni that the last revision date on his plans was 1/20/2014 and on another set that was distributed (and written in pen) was dated 2/26/14 under Mr. Scialla’s signature.   Chairman Giordano suggested to Mr. Malman that if the unrevised plan is marked A7, then some designation be done on the ones that are revised.  The most recent revised plans dated 2/26/14 were redistributed to the Board members and the plans that would be used for the record.  Mr. Malman stated that Mr. Scialla’s board exhibit has been rendered and are the exact same plans that Chairman Giordano is referring too.  It is a colored version of what the Board members have in their possession.  Chairman Giordano confirmed for the record that the testimony is that Mr. Scialla’s plans are the exact plans that the Board members are viewing.

Mr. Scialla stated that Exhibit A7, Sheet 1 of 3 is front and rear elevations of the maintenance facility.  The following rendering marked Exhibit A8, Sheet 2 of 3 indicates all of the elevations of the facility, and his last rendering was marked Exhibit A9, Sheet 3 or 3, which indicates the floor plans.

Mr. Scialla began his testimony with the site plan and referred to Exhibit A4.  There were two main goals – one was to provide proper facilities for the club’s equipment and secondly, to enhance the environment around the maintenance facility.  The present U-shaped building faces south, and the maintenance yard is the area inside and around the existing building.  The activity around this area will be removed.  A courtyard will be constructed and surrounding the site will be plantings and fencing so that the view and use of the building will be such that much of the clutter and activity on the perimeter of the maintenance area would be eliminated.  With the new section of the building (an upside down L shape), all the courtyard activity with the equipment will take place within the proposed U-shaped building facing the west.  The additional landscaping has been done so a much more pleasant environment around the building is created on all sides, and a berm is planned so that the maintenance building and parking area is shielded from view.  

Mr. Scialla referred to Exhibit A7 and went on to discuss the architecture of the building.  The existing building has been revised so that there would be a drive-thru from the south through a portal in order to enter the courtyard (shown on Exhibit A4).  This has enhanced the visual environment around the building by concealing the equipment.  The maintenance building will have an equestrian Mendham-look, barn-type style.  The siding of the existing building is going to be replaced with additional roofing added.  The new portion of the building is going to be approximately four feet higher than the existing building, and the existing building shape will remain the same except for the added drive-thru being constructed, which creates a visual element as a focal point of the building.  

Mr. Smith asked Mr. Scialla to explain the courtyard orientation and the equipment being driven in and out of this area.  Mr. Scialla stated that the focus of the movements of the equipment in and out of the building will be shifted from the southern existing U-shape to the space between the new portion of the building and the old portion of the building.  It was clarified that on A7 the top drawing is the new design of the old building.  More importantly, the present courtyard will be treated with plant material, fencing and gates so the visual affect will be greatly enhanced.  There is much being done to improve the aesthetics of the entire area around the building.

Mr. Scialla went on to say that the existing building is going to be re-clad with siding, roofing and with some cupolas added in order to enhance its appearance.  He referred to Exhibit A8 and described the different views of the various elevations.  Generally, the height of the doors for the equipment is from 9–10 feet in height.  He discussed the height of the existing and proposed structure, and since the building sits in a very low area, he opined that height should not be a problem.

Mr. Scialla then referred to Exhibit A9.  He pointed out the existing building and the new addition with the courtyard.  The east most wing of the building today is the main repair shop, which will be converted into the staff facilities.  The staff facility includes restrooms and locker rooms for ladies and men, a business office and a break area.  A drive-thru will be created, mainly as an aesthetic, but offers the ability to move equipment through, when necessary.  The furthest section will continue to be cold storage, along with chemical storage, and to the north will be the new repair shop and maintenance facility.  The additional spaces will be storage for mowers, tractors and other equipment used for the club.  There is 4,700 square feet currently with a total of less than 9,000 square feet planned.

Ms. Cofoni inquired whether the existing U-shaped building would have garage doors.  Mr. Scialla responded that this is going to be a drive-thru with no doors.  It was clarified that the paddle court club participants currently have their own restrooms.  

Mr. Scialla confirmed for Mr. Michaels that the color depicted on the Exhibit A7 will be the actual color of the proposed maintenance building.

In response to Mr. Smith, Mr. Scialla confirmed that the expansion was designed around an inventory of equipment and that all the equipment will stay onsite during the winter months.  The heated areas in the building are the shop areas where there will be maintenance done on the equipment and will have to meet energy code for the state of New Jersey.  There is a strong possibility that gas fan coiled units will be used; however, this is still uncertain. The heated portion will require insulation, ceiling, and ventilation.  The siding, doors and roof of the new building are medal, and the cupolas, also medal, may either be prefabricated or made onsite.  There are some sections of the old building where the original posts may remain, but this is yet to be determined.  A sprinkler system is not required for the building, and Mr. Scialla stated that the building meets the codes for the state of New Jersey for its occupancy and size.  He also clarified that the chemical storage of the building is isolated in its own fire-rated section (with a firewall but not fire suppressed) and is contained for any spills in this particular area.  He went on to say that doors on the maintenance building are overhead doors.

Mr. Hansen confirmed that the plans have been reviewed by the Fire Chief and Fire Official.  The cupolas will contain glass and have no lighting in them.  Chairman Giordano asked Mr. Scialla to address the placement of the lighting above the doors of the building.  Mr. Scialla responded that there will be lights required adjacent to the egress door of the building, which will be at a height of 7 – 8 feet.  

Mr. Smith referred to the drains in the wash area, and Mr. Scialla stated that this will be indicated on the final specifications.  There will be a ventilation system for the equipment area, which is a requirement.  Mayor Thomas inquired about a system for recirculation of oils etc., and Mr. Scialla stated that this is not part of the architecture presentation and related more to engineering and maintenance.    

Chairman Giordano asked for further discussion regarding the new restrooms and septic system.  Mr. Scialla stated that this would be connected to the new septic system.  Mr. Yannaconne clarified that currently the building discharges to a septic tank, into a pump pit and then pumped up to the existing disposal field.  Because the new building will be on top of the existing septic tank and pump pit, these will be abandoned with a new septic tank and pump pit located by the parking stalls between the existing maintenance building and the paddle hut.  The septic system for the paddle hut is currently tied into the system that is there today and is proposed to be tied into the new septic location.  The approval for this is currently with the DEP after having received local Board of Health approval.   Chairman Giordano inquired about the room for the storage of chemicals, which is in the existing structure and whether there will be any upgrade done to this area.  Mr. Scialla responded that there are currently outdoor containers and some of the chemical material is being stored in these containers.  This is part of the cleanup and improvements that are being done and in the future these would be stored in the one designated section of the building.  The dry and wet chemicals will be stored in the same area but separated.  

Chairman Giordano opened the meeting to the public for any questions for Mr. Scialla.  Seeing and hearing no one, he closed the meeting to the public.  

Mr. Malman stated that there is no further testimony.  

Chairman Giordano asked that the professional reports be reviewed.  Mr. Malman confirmed with Mr. Hansen that the building is AVA compliant and that there will be installed an AVA parking stall.  Mr. Hansen stated that all the other comments in his report are technically related but there are cleanup items as far as the stormwater system is concerned.  Chairman Giordano stated that since the applicant has agreed to comply with all the items in his report, it was not necessary to review these items.  Mr. Hansen agreed to this since he is satisfied that all the report items will be satisfied.  Mr. Michaels also stated that all of the comments in his report were also addressed.  Mr. Souza stated that all of his comments have either been addressed through testimony or through his questioning.  He went on to say that the Board should be aware that the applicant’s professionals will confer with he and Mr. Hansen during the growing period of the bio retention basin to ensure that the seed mix is the correct mix and that growth is flourishing the way it was intended.  Mr. Souza also stated that he would be available to Mr. Boyle with any questions he may have with respect to the bio retention basin.

Mr. Souza went on to say that in terms of mowing the bio retention basin, the interior slopes of the basin are not the primary area of concern.  It is the bottom of the basin, which is relatively flat.  This bottom area should be treated delicately when mowing and vegetation cut no lower than eight inches.  

Ms. Cofoni asked for clarification on two reports.  On Mr. Hansen’s report, she referred to Section II, Sheet 5 regarding the embankment detail.  Mr. Hansen responded that this is minor grading detail, and Mr. Malman stated that the berms will be higher based on the testimony.   She then referred Section II, Sheet 10 regarding Sequence of Construction.  Mr. Hansen stated that it would not be necessary to put this as a condition.

Mayor Thomas expressed her concerns regarding the chemicals stored in the maintenance building, and Chairman Giordano asked Mrs. Foley to send over to the Fire Chief the plans with respect to the storage of the chemicals.  He went on to say that Mr. Boyle could explain to the Fire Chief what is being done to alleviate any concerns.  Mr. Souza explained that DEP does require that a pesticide facility is placard so that when the fire department does arrive they know there are chemical materials present.  This is a requirement by test site control, and the fire department should be notified as to the storing of those types of materials.  Mr. Malman stated that there is an entire review during the construction permitting process as well, and Mr. Scialla said that in order to obtain a building permit, all the fire code issues need to be addressed.  He went on to say that this is not the first golf facility maintenance building he has worked on and that fire code issues had to be addressed on these other projects also. He opined that he has quite a bit of experience on what is necessary in order to obtain a building permit.

Ms. Cofoni inquired whether Mr. Michaels still requires the one-way directional sign that should be placed on the southeast portion of the paved driveway where the one-way pattern begins even though the pattern has been changed to a clockwise pattern.  Mr. Michaels responded that the location of the sign will change and wherever the one-way pattern begins is where it should be placed.  Mr. Malman said this will be revised on the plans.  

Mr. Souza raised a question for Mr. Yannaccone regarding the basin being potentially expanded with additional berms.  He wished for confirmation that any of these changes will not create an encroachment into any of the DEP wetland or riparian areas.  Mr. Yannaccone confirmed that there would definitely be no encroachment whatsoever.  

A motion was made to open the meeting to the public, and it was seconded.  All agreed.  Seeing or hearing no one from the public, a motion was made to close to the public, and it was seconded.  All agreed.

Chairman Giordano requested that the applicant return to the Planning Board with the revisions requested, especially with regards to the landscaping changes, buffering and lighting.  Therefore, the application will be carried to the next meeting, which is May 21, 2014 without further notice.  Mr. Malman approved the extension to the end of May.

Ms. Cofoni stated that the affidavit of publication was in order.


DISCUSSION ITEMS

BOA Annual Report – 2014

Mr. D’Emidio joined the meeting at 10:26 pm.

Chairman Giordano adjourned the Board of Adjustment 2014 Annual Report discussion to the May 21, 2014 meeting.

Mayor Thomas stated that it has been brought to her attention by several members of the Board of Adjustment and some neighbors that there is an RV on Old Brookside Road.  Mr. Russ Heiney, Zoning Officer for Mendham Township, issued a violation, and the owner subsequently asked for interpretation of the ordinance from the Board of Adjustment.   The Board of Adjustment ruled that the RV is not prohibited and is allowed to stay at its current location.  She went on to say that since the ordinance is silent on the parking of RV’s on a resident’s property that the Township Committee is considering addressing this matter.  Ms. Foley stated that the Board of Adjustment actually addressed this in their BOA 2014 Annual Report – Item F.   Chairman Giordano asked Ms. Cofoni to craft a draft ordinance addressing this matter, and at the next meeting, use this as a springboard to send to the Township Committee as a suggestion.

Chairman Giordano stated that he was recusing himself from the next Discussion Item, which is a draft ordnance amending Chapter 21, Section 4.5, Subchapter F “Telecommunications Towers and Antennas since he is an employee of Verizon New Jersey, Inc.  

Vice Chairman D’Emidio took over chairing the meeting at 10:35 pm.  


Draft Ordinance – Telecommunication Towers and Antennas

Mr. Michaels stated that it appears that what the ordinance currently states is that Telecommunication Towers and Antennas are permitted as conditional uses on municipally owned property and a property owned by a public utility water company.  This is what is being removed in the ordinance.  There was discussion regarding this, and Ms. Cofoni stated there could be locational priorities; however, it cannot be restricted to municipally owned land and utilities.  She stated that clearly what the courts and legislation are doing is moving towards permitting these towers and antennas to the point that if an antenna is placed on an existing structure, it is questionable whether the law requires site plan approval. A new tower or antenna, however, would always require site plan approval.  Also, this would still require construction department approval but does not require Planning Board or Board of Adjustment approval.  She clarified that the new laws are more about the approval process and not any changes with regards to the results of improvements and how it would be taxed.  Ms. Cofoni explained that the proposal allows for a telecommunication tower and antennas anywhere in town if the conditions are met, which are lengthy, as opposed to only municipal land and utility owned land.  

Mayor Thomas stated that this draft ordinance would be introduced to the Township Committee as a first reading at the next meeting.  It would return to the Planning Board for determination that it is not inconsistent with the Master Plan and then return to the Township Committee for adoption.  

A motion was made to amend Chapter 21, Section 4.5, Subchapter F “Telecommunications Towers and Antennas” to recommend that the Township Committee introduce it as a first reading.  It was seconded.  Upon roll call:

AYES: Mayor Thomas, Mr. Smith, Mr. Mayer, Mr.  D’Emidio
NAYES:  None

A motion was made to open the meeting to the public and seconded.  A motion was made to close the meeting to the public, and it was seconded.  All agreed.

A motion was made to adjourn was made at 10:46 pm, and it was seconded.  All agreed.


Respectively Submitted,

Beth Foley
Planning Board Secretary











	


