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January 20, 2021 

 
Thomas Rochat, Chairman  
Far Hills Borough Land Use Board 
6 Prospect Street 
Far Hills, New Jersey 07931 
 
Re: Lakehaus LLC Variance 
 Block 4, Lot 5  
 100 Lake Road 
 Borough of Far Hills 
 Our Project No.  21FH201 
 
 
Dear Mr. Rochat: 
 
The application proposes the construction of two ground mounted solar arrays on an existing 
residential lot located on Lake Road in the Borough’s R-10 zone. The installation of the solar 
arrays will require use variance and bulk setback variance approval.  An existing single-family 
dwelling with associated improvements is located on the property.  Proposed site work will 
include the construction of two ground mounted solar arrays located along the Pennbrook Road 
frontage of the property, and an underground electric service to the house.  The following 
information has been submitted in support of the application: 
 

• Cover letter prepared by Frederick B. Zelley, Bisogno, Loeffler & Zelley, LLC, dated 
December 31, 2020. 

• Land Development Application with addendum. 
• Checklist Details Required for Informal Plat for Minor and Major Subdivisions and Site 

Plans. 
• Spec Sheets/Plans, consisting of six sheets dated April 2, 2020 prepared by Sunrun, 

Somerset, NJ. 
• Spec Sheets/Plans, consisting of three sheets dated April 13, 2020 prepared by Solar 

Foundations USA, New Castle, DE. 
• Variance Plans, consisting of three sheets, dated November 4, 2020 prepared by Rudolf 

L. Holzmann, PE, Yannaccone, Villa & Aldrich, LLC. 
• Survey, consisting of one sheet, dated June 10, 2019 prepared by Christopher J. Aldrich, 

PLS, Yannaccone, Villa & Aldrich, LLC. 
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• Certified 200 Foot Property List prepared by Edward L. Kerwin, Assessor dated June 5, 
2020. 

• Rec Twinpeak 2 Mono Series Brochure, consisting of eight pages. 
• Colored Site Photographs (12 Photographs). 
• Property Deeds 

 
I. Application Completeness – The application has been reviewed for completeness utilizing 

the minor subdivision/site plan checklist (since the Borough does not have a variance 
checklist).   The following comments are offered relative to completeness. 

 
4. Protective covenants, deed restrictions and easements – The applicant has requested a 

waiver.  Property deeds have been provided with the application.  A waiver is 
recommended for completeness.  

5.  Drainage calculations – The applicant has requested a waiver.  Based on the scope of 
the application, a waiver is recommended for completeness. 

6. Application fees – We defer to the Board Secretary. 
7. Certification by tax collector all taxes are paid to date – The certification was not 

provided for our review.  We defer to the Board Secretary for completeness. 
20. Contours as shown on USGS topographic map – The applicant has requested a 

waiver. Partial topography has been provided in the area of the proposed solar array.   
A waiver is recommended for completeness. 

21. Marshes, ponds and lands subject to flooding within 100 feet – The applicant has 
requested a waiver.  A waiver is recommended for completeness.  

22. Wetlands and wetlands transition areas, including a letter of interpretation or letter of 
exemption from NJDEP – The applicant has requested a waiver.  Notes on the plan 
indicate there are no wetlands within 150 feet of any disturbance. A waiver is 
recommended for completeness. 

23. Road right-of-way dedication and improvement as applicable – The checklist was left 
blank. Based on the scope of the application, a waiver is recommended for 
completeness.   
 

The Board should make a determination on the completeness waivers required.   Based on the 
above, it is our recommendation that the application be deemed complete. The following 
technical comments are offered below. 
 
The application and plans indicate the following variance relief is requested: 

 
1. Use variance for the installation of two proposed solar arrays.  
2. 56.0’ and 61.7’ proposed setback to the two solar panels (from Pennbrook Road) whereas 200’ is 

required (front yard). 
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3. 92.9’ proposed setback to the easterly solar array from the easterly property line, whereas 100’ is 
required (rear yard). 

 
We offer the following comments for the Boards consideration: 
 

1. The applicant should discuss whether the solar arrays can be shifted farther away from the 
property lines to either make the proposal conforming to setback requirements or require less of a 
deviation from the minimum requirements. 

2. The applicant should provide testimony on the visibility of the solar panels to adjoining properties 
and from Lake Road and Pennbrook Road. 

3. The surface treatment below the solar arrays should be identified.   
4. The project meets the definition of a minor stormwater development since the project proposes 

disturbance of approximately 15,043 square feet (minor stormwater development is defined as 
creating 1,000 square feet or more of new impervious area or disturbs more than 2,500 square feet 
of land area.).   It should be noted that only the ground contact points are counted as impervious 
coverage, which will result in a de minimus increase in impervious coverage.  As a result, per the 
stormwater ordinance, soil erosion and sediment control measures will need to be installed for 
water quality in accordance with the Standards for Soil Erosion and Sediment Control.  

5. Certification from the Somerset-Union Soil Conservation District is required since the project 
disturbs 5,00 square feet or more of land area.  This should be a condition of any favorable 
resolution.  

6. The plans indicate the property extends to the centerline of Lake Road, and the sideline of 
Pennbrook Road (based on a 33’ wide right-of-way). Section 917 A5 specifies “In the event that a 
development adjoins or includes existing streets that do not confirm to widths as shown on the 
adopted Master Plan or Official Map or the street width requirement of this ordinance, additional 
land along either or both sides of the street,.. shall be dedicated…”.  Tax maps indicate a 33’ wide 
right-of-way in this area for both streets.  Section 917 A.6.indicates that a local road would require 
a 50’ wide right-of-way width (25’ half width).   

9. The Board should determine whether the right-of-way (8.5’ extra width for Pennbrook Road and 
25’ half width for Lake Road) should be dedicated, either in fee, by easement, or waived for the 
application.  It is recommended the additional right-of-way dedication along Pennbrook Road be 
waived as the existing pavement and drainage improvements are within the existing right-of-way 
along the applicant’s side of the street.  It is recommended the additional right-of-way along Lake 
Road be provided via an easement to the Borough to allow for future road improvements including 
resurfacing and or drainage improvements.  

10. Existing/proposed building setbacks have been measured off of a 16.5’ sideline (to coincide with a 
33’ right-of-way, 16.5’ being the half width).  The setbacks should be measured off of the street 
line (25’ 1/2 width), irrespective of whether the right-of-way is dedicated or not.  The setbacks 
should be modified accordingly and the setback variance requirements modified as well. 

11. Lot area should be calculated to the street line (25’ 1/2 width), irrespective of whether the right-of-
way is dedicated or not.   
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12. The Sunrun site plan depicts the solar array located 29’-3” from the property line along Pennbrook 
Road and 73’-7” from the easterly property line, which is not consistent with the grading plan 
prepared by Yannaccone, Villa and Aldrich, LLC.  Clarification is required. 

13. The plans prepared by Solar Foundations USA indicate the front height is 28” inches (2.33 feet) 
and the rear height is 109 inches (9.08 feet).    

14. The overall length, width, front and rear height, and the number of panels should be added to the 
grading plan. 

15.   As-built plans prepared by a licensed surveyor should be submitted for the solar array system as 
a condition of any favorable resolution. 
 

I trust the above comments are useful to the Board in its review of the application.   
 
Very truly yours, 

 
Paul W. Ferriero, PE, CME 
Borough Engineer 
 
cc: Board Members 
 Peter Henry, Esq. 
 David Banisch, PP 
 Kimberly Coward, Zoning Officer 
 Rudolf L. Holzmann, PE 
 Frederick Zelley, Esq. 


