
 

CITY OF NORTHFIELD 
PLANNING BOARD 

 
RESOLUTION AND FINDINGS OF FACTS AND DECISION 

 
 

RE: Atlantic City Country Club 
        900 Shore Road 
        Block 175, Lot 48 
        Northfield, New Jersey 

Application for Preliminary and Final Major 
Site Plan Approval with “c” Variance Relief 
GRANTED   
Hearing Date:  June 4, 2020 

 

 This matter having been heard by the Planning Board of the City of Northfield on 

Thursday, June 4, 2020, at a duly scheduled virtual meeting held via an electronic Zoom 

meeting, and a hearing having been conducted with a quorum present on the application 

submitted by ACCC Properties, LLC (the “Applicant”); and 

 WHEREAS, the Applicant is the owner of the real property located at 900 Shore 

Road, identified as Lot 48 in Block 175 on the tax map of the City of Northfield, Atlantic 

County, New Jersey (the “Property”), which Property contains the golf course known as 

“Atlantic City Country Club”; and  

 WHEREAS, the Applicant was represented at the hearing by Eric S. Goldstein, 

Esquire of Nehmad, Perillo, Davis and Goldstein, PC; and  

WHEREAS, the Applicant submitted an application, together with a Major Site Plan 

dated October 25, 2019, prepared by Engineering Design Associates, P.A., and a 

Stormwater Management Report dated February 12, 2020, prepared by Engineering 

invariance relief to permit the Applicant to reconfigure and expand the existing Atlantic 

City County Club parking lot and construct six (6) canopies over the reconfigured parking 

area containing solar panels, including the installation of lighting, drainage improvements, 

landscaping, and other related site improvements (the “Project”); and  
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WHEREAS, the application of the Applicant included the following documents and 

Exhibits:  Exhibit A-1, Applicant’s Application; Exhibit A-2, Site Plan consisting of 8 pages; 

Exhibit A-3, Stormwater Management Plan;  Exhibit A-4, ACCC Panel Exhibit; and Exhibit A-

5, ACCC Site Plan (colored rendering of Page 3); and 

WHEREAS, at the time of the hearing, Applicant presented testimony on behalf of 

the application from Steven L. Filippone, a qualified New Jersey licensed professional 

engineer, and Nick Borro, General Manager of Atlantic City Country Club; and 

 WHEREAS, the Board received a report from Matthew F. Doran, Board Engineer 

dated April 14, 2020, a copy of which is attached hereto as Exhibit “A” and which was 

entered into the record as Exhibit B-1; and  

 WHEREAS, one member of the public spoke in favor of the Project; and 

 WHEREAS, after completing a full and thorough hearing on the application, the 

Board considered the evidence presented and made the following findings and conclusions 

which are reflected in the record: 

 1. Application has been made by the Applicant, ACCC Properties, LLC through 

its attorney, Eric S. Goldstein, Esquire.  The Applicant is the owner of the Property, which is 

located at 900 Shore Road, and is shown as Lot 48 in Block 175 on the tax map of the City of 

Northfield.   The Property, which contains the “Atlantic City Country Club”, is located in the 

CC Zone which allows for country club uses. 

 2. The Applicant has submitted a properly filed application, all required 

documents and has paid all required fees and has complied with the Advertising and Notice 

Requirements of the New Jersey Municipal Land Use Law (“MLUL”) and City’s Land Use 

and Development Regulations (the “Zoning Ordinance”). 
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3. The application before the Board is for preliminary and final major site plan 

approval and bulk or “c” variances pursuant to N.J.S.A. 40:55D-70c to allow: (i) the 

renovation, reconstruction and expansion of the existing country club parking lot, including 

the installation of lighting, drainage improvements, landscaping, and other related site 

improvements;  and (ii) the construction of six (6) solar canopies over portions of the 

proposed reconstructed parking lot, as more fully shown on the Site Plan referred to as 

Exhibit A-2. 

4. The Applicant, through the testimony of its licensed engineer, Steven L. 

Filippone, who was duly qualified as an expert, referring to Exhibit A-5, described the 

location and current use of the Property and the proposed reconstruction and 

reconfiguration of the existing parking lot.  Mr. Filippone described how the reconfigured 

parking lot will have a central drive aisle running to the existing porte-cochere, noting an 

improved lighting plan.   

5. Mr. Filippone described the look of the proposed solar panels, referring to 

Exhibit A-4.  The structures holding the solar panels were designed to blend in with the 

existing clubhouse entryway, containing a brick base on the columns and a LED lighting 

system designed with an antique look to resemble the 1800’s era.  Mr. Filippone explained 

how variances would be needed for the width of the internal roadway, which is proposed 

to be 15 feet in width where a minimum of 20 feet is required and for the proposed height 

of the angle of the solar panel canopies at 19 feet where only 15 feet is allowed.  

6. Mr. Filippone also explained the existing number of parking spaces and the 

proposed number of spaces that will exist after reconfiguration of the parking area, noting 

that the total number of parking spaces at the Property would be increased from 106 
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existing spaces, which is less than the minimum number required under the City Zoning 

Ordinance, to a total of 155 parking spaces, which would exceed the number of spaces 

required by and would comply with the City’s Zoning Ordinance.  He also explained the 

proposed stormwater management improvements that will alleviate flooding on the 

Property. 

7. Mr. Nick Borro, General Manager of the Atlantic City Country Club, after being 

duly sworn, explained how the country club currently struggles with the current parking 

lot layout and number of parking spaces.  Mr. Borro explained the Applicant’s desire to 

create a boulevard-style entranceway to the clubhouse, with improved lighting, and the 

inclusion of solar panels intended to have a beneficial financial impact on the country club. 

8. Mr. Borro testified that the Applicant’s goal was to blend the solar panel 

canopies with the country club’s existing look.  He described the materials to be used in 

construction of the solar panel canopies and that the highest part of the solar panel will be 

towards Shore Road to allow an open look to the front of the country club. 

9. The Applicant confirmed that any proposed changes to signage contained in 

the Application was being withdrawn by the Applicant from the current application. 

10.  Mr. Filippone addressed the variances required for the Project, which include 

variances for the minimum width of the internal roadway and the maximum permitted 

height of the solar panel canopies, as well as the positive and negative criteria for variances 

to be granted.  Mr. Filippone confirmed that the solar panels represent an inherently 

beneficial use under the MLUL, are esthetically pleasing, provide lighting improvements 

and the proposed Project will not cause a substantial detriment to the public good and will 

not substantially impair the intent and purpose of the zone plan and the zoning ordinance 
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and represents a very substantial improvement to the Property.  Mr. Filippone also 

confirmed that the application satisfied the criteria in the Zoning Ordinance for the 

granting of site plan approval.   

11. Mr. Geiger, who resides at 905 Shore Road, Northfield, New Jersey, spoke in 

favor of the Project.   

12. The Board determined that preliminary and final major site plan approval, 

“c” variance relief for the required bulk variances for the minimum required width of  the 

internal roadway and solar panel canopy height of 19 feet, and site plan waivers for 

sidewalk installation, submission of an environmental impact statement, installation of 

curbing except as shown on the Site Plan, and for the creation of a loading zone are justified 

due to the fact that this Project will result in beneficial improvements to the Property and 

the improvements will advance several purposes of zoning as set forth in the MLUL of the 

State of New Jersey and that the benefits of the deviations would substantially outweigh 

any detriments. 

13. The Board also found, based upon the testimony presented, that the required 

bulk or “c” variances may be granted without substantial detriment to the public good and 

without substantially impairing the intent and the purpose of the zone plan and zoning 

ordinance. 

NOW, THEREFORE, a Motion having been made and seconded, and for all of the 

above reasons, the City of Northfield Planning Board hereby grants to ACCC Properties, LLC 

preliminary and final major site plan approval, “c” or bulk variances for the proposed 

internal roadway width and solar panel canopy height, specifically, 15-foot wide internal 
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roadway where 20 feet is required in the CC Zone, and solar panel canopies of 19 feet 

where a 15 feet maximum height is allowed, with conditions as follows: 

 1). Applicant shall conform with all conditions and requirements set forth in the 

Board Engineer’s report dated April 14, 2020, a copy of which is annexed hereto as Exhibit 

“A”, unless modified at the hearing and as modified by this Resolution. 

 2) Applicant shall replace any specimen trees removed as a result of the 

construction of the Project. 

 3) Applicant will install low shrubbery to shield and diminish the impact of car 

headlights in the parking lot from Shore Road.  Shrubs will be approximately 3’ in height.  

Applicant shall submit a revised landscaping plan for review and approval of the Board 

Engineer. 

 4) Any new signage shown on the proposed Site Plan is hereby removed from 

the current application.  

5). Applicant must comply with all other state, county and local agencies having 

jurisdiction over the Project. 

MOTION MADE BY:   
SHARFF 

 

 

SECONDED BY:   SHIPPEN  
 

 

CHAIRPERSON 
LEVITT 

 

- YES 

CHAU 
 

- ABSENT 
(RECUSED) 
 

BROPHY - YES 
 

LEEDS - YES 
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 NEWMAN - YES 

 NOTARO - YES 

 ROEGIERS - YES 

 ROWE - ABSENT 
 

 SHARFF 
 

- YES 

 SHIPPEN 
  

- YES 

 UTTS 
  

- YES 

 
 VAIN - ABSENT 

 
    

_______________________________ 
ROBIN ATLAS 
PLANNING BOARD 
SECRETARY  
     

____________________________________ 
DR. RICHARD LEVITT 
CHAIRPERSON 
  

Date of Adoption:  July  2, 2020 



EXHIBIT “A” 
Engineering Report dated April 14, 2020 
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