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BOROUGH OF HIGHLANDS 

LAND USE BOARD MEETING 

22 Snug Harbor Avenue, Highlands NJ 07732 

Thursday, September 14, 2023 at 7:00 PM 

AGENDA 

Please be advised that the agenda as shown may be subject to change. This meeting is a quasi-judicial 

proceeding. Any questions or comments must be limited to issues that are relevant to what the board may 

legally consider in reaching a decision and decorum appropriate to a judicial hearing must be maintained 

at all times. 

CALL TO ORDER 

The chair reserves the right to change the order of the agenda. 

PLEDGE OF ALLEGIANCE 

OPEN PUBLIC MEETING STATEMENT 

As per requirement, notice is hereby given that this is a Regular Meeting of the Borough of Highlands 

Land Use Board and all requirements have been met. Notice has been transmitted to the Asbury Park 

Press and the Two River Times. Notice has been posted on the public bulletin board. Formal Action will 

be taken. 

ROLL CALL 

OPEN FOR PUBLIC COMMENTS 

General Questions or Comments not pertaining to Applications  

ACTION ON OTHER BUSINESS 

RESOLUTIONS 

1. LUB Res 2023-13: Sea Grass - Conditional Use 

HEARINGS ON NEW BUSINESS 

2. LUB2023-04: Florit, 357 Shore Dr., B103 L8 

3. LUB2023-03: Farrell, 32 Shrewsbury Ave, B43 L7 

APPROVAL OF MINUTES 

4. August 10, 2023 LUB Meeting Minutes 

COMMUNICATION AND VOUCHERS 

5. LUB Annual Report 2022 
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Board Policy: • All meetings shall adjourn no later than 10:00 P.M. unless a majority of the quorum 

present at said hour vote to continue the meeting to a later hour. • No new hearing shall commence after 

9:15 P.M. unless the Chairperson shall rule otherwise. • The Chair may limit repetitive comments or 

irrelevant testimony and may limit the time or number of questions or comments from any one citizen to 

ensure an orderly meeting and allow adequate time for members of the public to be heard. 

ADJOURNMENT 
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its successors and/or assigns, as their interest may appear.

SURVEY  OF  PROPERTY

DAVID J. VON STEENBURG

TITLE INSURER:

PREPARED FOR:

MORTGAGE HOLDER:

BUYER'S  ATTORNEY:

BROAD STREET TITLE AGENCY, LLC (B2605)

CHICAGO TITLE INSURANCE COMPANY

NICOLE FLORIT

LOANDEPOT.COM, LLC

NEW JERSEY

P.O. BOX 5232

TOMS RIVER, N.J.  08754

TEL: 732-270-9690

FAX: 732-270-9691

www.morganengineeringllc.com

CERTIFICATE OF AUTHORIZATION: 24GA28229800

LOT 8
BLOCK 103

BOROUGH OF HIGHLANDS

COUNTY OF MONMOUTH

DB OR-9255 PG 5462

LOT 8

BLOCK  103
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A ABSOLUTE ESCROW SETTLEMENT CO., INC.

THE BURR LAW GROUP, LLC

P.O.B.
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HGPB- R1901 June 15, 2023 

 

Nancy Tran, Land Use Board Secretary Via Email (ntran@highlandsborough.org) 

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Farrell Residence  

32 Shrewsbury Avenue 

 Block 43, Lot 7  

 Waterfront Transition-Residential (WT-R) Zone 

 First Completeness Review 

 

Dear Ms. Tran: 

 

As requested, we have reviewed the above-referenced application in accordance with the Borough of 

Highlands Zoning and Land Use Regulations section entitled Part 3, Subdivision and Site Plan Review, 

Article VI, Application Procedure, and Article VIII, Plat and Plan Details, section 21-58D – Minor Site Plan. 

 

The applicant submitted the following documents in support of this application: 

 

1. Land Use Board Application, dated April 24, 2023. 

2. Architectural Plans prepared by Robert W. Adler & Associates, PA, dated November 11, 2021, last 

revised May 3, 2023, consisting of three (3) sheets. 

 

The above information was reviewed for completeness purposes as follows: 

 

Preliminary Site Plan (Minor):  The preliminary site plan shall be drawn at a scale of not more than one 

hundred (100) feet to the inch and shall include such details as may be necessary to properly evaluate the 

application and determine compliance with this chapter.  The site plan shall be drawn by a licensed New 

Jersey professional engineer and land surveyor and, where applicable to the proposed use or construction, the 

following information shall be clearly shown. 

 

1. Date, name, location of site, name of owner, scale and reference meridian.  Provided.  

 

2. Area of the lot and all lot line dimensions and bearings.  Provided. 

 

3. The location of all existing watercourses, wooded areas, easements, rights-of-way, streets, roads, 

highways, rivers, buildings, structures and any other feature on the property and within seventy-five 

(75) feet of the property line.  Provided.   

 

4. Location, use and ground floor area of all existing and proposed buildings, with the building setback, 

side line and rear yard distance.  Partially provided.  The applicant shall revise the plot plan to 

include existing/proposed building setbacks and required setback lines.  

 

5. Elevations at the corners of all proposed buildings and paved areas and at property corners if new 

buildings or paved areas are proposed.  Not provided, but not required for this application. 
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HGPB-R1901 

June 15, 2023 

Page 2 

 

Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Farrell Residence  

32 Shrewsbury Avenue 

 Block 43, Lot 7  

 Waterfront Transition-Residential (WT-R) Zone 

 First Completeness Review 

 

6. The location and widths of existing and proposed streets servicing the site plan.  Partially 

provided.  Width of existing street is not shown on the plans, but not particularly relevant to 

this application.   

 

7. Specifications for and location of proposed surface paving and curbing.  Not applicable. 

 

8. Location of all structures within seventy-five (75) feet of the property.  Not applicable. 

 

9. Location of off-street parking areas, with dimensions, showing proposed parking and loading spaces, 

with dimensions, width of proposed access drives and aisles and traffic circulation.  Not applicable. 

 

10. Storm water management and sanitary sewer reports, including proposed storm drainage and sanitary 

disposal facilities; specifically, the location, type and size of all existing and proposed catch basins, 

storm drainage facilities, utilities plus all required design data supporting the adequacy of the existing 

or proposed facilities to handle future storm flows.  Not applicable. 

 

11. Existing and proposed contours of the property and for seventy-five (75) feet outside the property at 

one (1) foot intervals when new buildings or parking areas are proposed.  Spot elevations for any 

development in a flood hazard area.  Not provided, but not required for this application. 

 

12. The location and treatment of proposed entrances and exits to the public rights-of-way, including the 

possible utilization of traffic signals, channelization, acceleration, and deceleration lanes, additional 

widths and any other devices necessary to traffic safety and/or convenience.  Not applicable.  

 

13. The location and identification of proposed open space, parks or other recreation areas.  Not 

applicable. 

 

14. The location and design of landscaping, buffer areas and screening areas showing size, species and 

spacing of trees and plants and treatment of unpaved areas.  Not provided. 

 

15. The location of sidewalks, walkways, traffic islands and all other areas proposed to be devoted to 

pedestrian use.  Not applicable. 

 

16. The nature and location of public and private utilities, including maintenance and solid waste 

disposal, recycling and/or storage facilities.  Not provided.  The applicant shall confirm that 

existing utilities will be reused, and no new utilities lines or service connections are proposed.   

 

17. Specific location and design of traffic control devices, signs and lighting fixtures.  The Board may 

require of the applicant expert testimony concerning the adequacy of proposed traffic control devices, 

signs and lighting fixtures.  Not applicable. 

 

18. Preliminary architectural plans for the proposed buildings or structures indicating typical floor plans, 

elevations, heights and general design or architectural styling.  Provided. The proposed structure 

is located within the Limit of Moderate Wave Action (LiMWA) in flood zone AE-13.  Therefore, 
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HGPB-R1901 

June 15, 2023 

Page 3 

 

Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Farrell Residence  

32 Shrewsbury Avenue 

 Block 43, Lot 7  

 Waterfront Transition-Residential (WT-R) Zone 

 First Completeness Review 

 

the plans should be designed in accordance with FEMA standards and the Borough of 

Highlands Flood Damage Prevention Ordinance requirements.  I defer to the Borough 

Floodplain Manager for further review. 

 

19. The present and past status and use and contemplated use of the property and all existing buildings 

on the property.  A cleanup plan where such is necessary because of the past or present use of the 

site.  Not applicable. 

 

20. A soil erosion and sediment control plan is required.  Said plan shall be submitted to the Soil 

Conservation District and approval of the application shall be conditioned upon certification of the 

soil erosion and sediment control plan by the District.  Not applicable. 

 

21. Soil Borings, when required by the Board Engineer.  Not applicable. 

 

22. Certification statement for the required municipal signatures, stating:  Not applicable. 

 

o Application No. ________ approved/disapproved by the Highlands Land Use Board as a 

Minor Site Plan on ___________. 

          (date) 

_____________________________________ 

Chairman 

_____________________________________ 

Secretary 

 

23. Certification statement for the County Planning Board approval / disapproval, if required.  Not 

applicable. 

 

24. The Board may require any additional information which is reasonably necessary to ascertain 

compliance with the provisions of this chapter. 

 

Although some of the items noted above have not been submitted to the Board, adequate information has 

been provided in order to perform a technical review of the application.  Upon payment of the balance of 

the fees required, the application can be deemed COMPLETE and can be referred to the Board 

Chairman for consideration of scheduling the public hearing.   

 

The applicant shall also provide the following prior to the Board Hearing; 

 

1. Updated plan showing the existing and proposed setbacks and required setback lines. 

 

2. The plan shall include additional detailing of the roof drains associated with the proposed 

garage including location and direction of discharge.  
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June 15, 2023 

Page 4 

 

Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Farrell Residence  

32 Shrewsbury Avenue 

 Block 43, Lot 7  

 Waterfront Transition-Residential (WT-R) Zone 

 First Completeness Review 

 

The application fee and escrow fee calculation letter will be provided under separate cover.  We will 

commence our technical review letter upon confirmation from the Board Secretary that the balance of 

fees due have been properly posted. 

 

Should you have any questions or require any additional information, please call. 

 

Very truly yours, 

 

T&M ASSOCIATES 

 

 

        

EDWARD W. HERRMAN, P.E., P.P., C.M.E., C.F.M. 

LAND USE BOARD ENGINEER 

EWH:EJC 

 

cc: Michael Muscillo, Borough Administrator (mmuscillo@highlandsborough.org) 

 Ron Cucchiaro, Esq., Land Use Board Attorney (RCucchiaro@weiner.law) 

 Brian O’Callahan, Zoning Officer (bocallahan@middletownnj.org) 

Thomas J. Hirsch, Applicant’s Attorney (thomasjhirsch@aol.com) 

  
\\tandmassociates.local\Public\Projects\HGPB\R1901\Correspondence\Tran_ EWH_Farrell_32 Shrewsbury Ave_First Completeness Review.docx  
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HGPB- R1901 June 15, 2023 

  

Nancy Tran, Land Use Board Secretary Via Email (ntran@highlandsborough.org) 

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Farrell Residence  

32 Shrewsbury Avenue 

 Block 43, Lot 7  

 Waterfront Transition-Residential (WT-R) Zone 

 Determination of Fees 

 

Dear Ms. Tran: 

 

As requested, we have reviewed the above-referenced application in accordance with the Borough of 

Highlands Land Use Regulations Part 6 - Fee Schedule. 

 

The applicant submitted the following documents in support of this application: 

 

1. Land Use Board Application, dated April 24, 2023. 

2. Architectural Plans prepared by Robert W. Adler & Associates, PA, dated November 11, 2021, 

last revised May 3, 2023, consisting of three (3) sheets. 

 

Please note the following fee calculations: 

 

1. Application fee: $650.00  

 

2. Escrow fee: $1,300.00  

 

Please note that the initial application deposits shall be deducted from the total fees shown. 

 

Should you have any questions or require any additional information, please call. 

 

Very truly yours, 

 

T&M ASSOCIATES 

 

 

        

EDWARD W. HERRMAN, P.E., P.P., C.M.E., C.F.M. 

LAND USE BOARD ENGINEER 

 

EWH:GTG:EJC 

 

cc: Michael Muscillo, Borough Administrator (mmuscillo@highlandsborough.org) 

 Ron Cucchiaro, Esq., Land Use Board Attorney (RCucchiaro@weiner.law) 

 Brian O’Callahan, Zoning Officer (bocallahan@middletownnj.org) 

 Thomas J. Hirsch, Applicant’s Attorney (thomasjhirsch@aol.com) 

 
G:\Projects\HGPB\R1901\Correspondence\Tran_ EWH_Farrell_32 Shrewsbury Ave_Fee and Escrow Calculation.docx  
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HGPB-R1901

A.  APPLICATION FEES (Ord. 21-107)

A.  Variances

           3.  Residential "c" (minimum accessory front yard) 1 EA 125.00$                      125.00$                      

                Residential "c" (minimum accessory side yard) 1 EA 125.00$                      125.00$                      

B.  Site Plans 

           2.  Minor 1 EA 400.00$                      400.00$                      

B. ESCROW FEES (Ord. 21-108)

B. Escrow Deposits (twice Application Fee; Minimum $750) 1 LS 1,300.00$                   1,300.00$                   

650.00$                      

1,300.00$                   

Total 1,950.00$                   

DETERMINATION OF FEES

Application fees subtotal

Escrow fee subtotal 

32 Shrewsbury Avenue

Block 43 Lot 7
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HGPB- R1901 July 11, 2023 

 

Nancy Tran, Land Use Board Secretary Via Email (ntran@highlandsborough.org) 

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Farrell Residence  

32 Shrewsbury Avenue 

 Block 43, Lot 7  

 Waterfront Transition-Residential (WT-R) Zone 

 Minor Site Plan with variances 

First Engineering Review 

 

Dear Ms. Tran: 

As requested, our office has reviewed the above-referenced application for minor site plan approval.  The 

applicant submitted the following documents in support of this application: 

 

1. Land Use Board Application, stamped received on April 28, 2023. 

2. Architectural Plans prepared by Robert W. Adler & Associates, PA, dated November 11, 2021, 

last revised April 3, 2023, consisting of three (3) sheets. 

 

Based on our review of the submitted documents, we offer the following comments for the Board’s 

consideration: 

 

A. Project Description  

 

The 7,108 square foot property is currently developed with an existing two-story single family 

dwelling.  The site is located in the Waterfront Transition Residential (WT-R) Zone with frontage 

along Shrewsbury Avenue. With this proposal, the applicant is seeking minor site plan approval 

with variance relief and proposes to reconstruct the existing partially constructed one-story wood 

framed garage located in the property’s side yard.  The applicant applied to the Board previously 

seeking approval for a detached garage that was 14’-10” from the ground to the midline of a side 

dormer on a typical A-frame structure.  The current proposal is for a detached garage in the same 

general location, with a single-story flat-roofed structure with a total height from ground to top of 

roof of 10’-6”.  

 
B. Planning and Zoning 

 

In accordance with Section 21-93 of the Ordinance existing/proposed bulk conditions are noted as 

follows: 
 

WT-R Zone Required Existing  Proposed  

Minimum Lot Area (sf) 5,000 7,108 7,108 

Minimum Lot Frontage (ft) 50 47.5 (E) 47.5 (E) 
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July 11, 2023 

Page 2 

 

Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Farrell Residence  

32 Shrewsbury Avenue 

 Block 43, Lot 7  

 Waterfront Transition-Residential (WT-R) Zone 

 Minor Site Plan with variances 

First Engineering Review 
 

WT-R Zone (continued) Required Existing  Proposed  

Minimum Lot Depth (ft) 100 147.7 147.7 

Minimum Front Yard Setback (ft)  

 

35 55 55 

 

Minimum Rear Yard Setback (ft) 25 44 44 

Minimum Side Yard Setback (ft) 8 / 12  8.5 / 12.5 8.5 / 12.5 

Maximum Building Height (ft) 30 NS NS 

Lot Coverage 70% 36.35% 36.35%  

Building Coverage 30% 19.39% 19.72% 

Minimum Front Yard Setback, 

Accessory (ft) 

55 (principal) 54.8 (V) 54.8 (V) 

Minimum Side Yard Setback, 

Accessory (ft) 

3 0.92 (V) 0.92 (V) 

Minimum Rear Yard Setback, 

Accessory (ft) 

3 76.58 76.58 

Maximum Building Height, 

Accessory (ft) 

15 NA 10.5 

(E) – Existing Non-conformity 

 (C) – Calculated  

 (W) – Waiver 

 (V) – Variance 

 NA – Not Applicable 

 NS – Not Specified, the applicant shall confirm this dimension 

 

1. To be entitled to bulk variance relief, the applicant must provide proof to satisfy the positive 

and negative criteria pursuant to N.J.S.A. 40: 55D-70c for the bulk variances: 

 

a. Positive Criteria.  The applicant must prove either a hardship in developing the site in 

conformance to the zone standards due to exceptional narrowness, shallowness, or shape 

of the property; or due to exceptional topographic conditions or physical features uniquely 

affecting the property; or due to an extraordinary and exceptional situation affecting the 

property or its lawful existing structures.  Alternatively, the applicant may satisfy the 

positive criteria by demonstrating that the variance relief will promote a public purpose as 

set forth in the Municipal Land Use Law (N.J.S.A. 40:55D-2) and thereby provide 

improved community planning that benefits the public and the benefits of the variance 

substantially outweigh any detriment.  

 

b. Negative Criteria.  The applicant must also show that the bulk variances can be granted 

without substantial detriment to the public good or substantially impairing the intent and 

purpose of the zone plan.  This requires consideration of the impact of the proposed 

variances on surrounding properties and a determination as to whether or not the variance 
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July 11, 2023 

Page 3 

 

Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Farrell Residence  

32 Shrewsbury Avenue 

 Block 43, Lot 7  

 Waterfront Transition-Residential (WT-R) Zone 

 Minor Site Plan with variances 

First Engineering Review 
 

would cause such damage to the character of the neighborhood as to constitute a substantial 

detriment to the public good. 

 

 

C. Technical Engineering Review 

 

1. The applicant shall provide testimony regarding the prior existence and/or approvals for the 

accessory garage that is the subject of this application, as well as the circumstances surrounding 

its demolition.  Pursuant to Ordinance Section 21-98.C: 

  

Restoration. If a nonconforming use or structure is deemed to be one hundred percent (100%) 

destroyed (damages equal to or greater than the full equalized value of the structure) by any 

cause whatsoever, it shall only be reestablished so as to conform to all zoning standards in the 

zone in which it is located. A nonconforming use or structure, which has been partially 

destroyed, such that it is deemed to be less than one hundred percent (100%) destroyed 

(damages less than the full equalized value of the structure) by any cause whatsoever, may only 

be repaired or rehabilitated to the same size on the same footprint, provided however, that the 

structure may be modified to conform with the requirements of Part 7, Flood Regulations. 

 

2. The applicant notes an eleven-inch (11”) side yard setback to the proposed accessory garage 

from the southerly side property line abutting lot 6.  It is presumed that this dimension is to the 

lower foundation wall.  The elevations show additional eaves/decorative trim that expand the 

total width of the proposed building.  The applicant should provide testimony and a sketch of 

the front elevation detailing the setbacks at the top of the building, including any gutters so that 

the outer limit of the structure and appurtenances is identified in relation to the side property 

line.     

 

3. The subject property is located within the “AE” Flood Zone with a Base Flood Elevation (BFE) 

of 13 feet.  It is also noted that this property is within the Limit of Moderate Wave Action 

(LiMWA), which requires “V” Zone construction standards. We defer further review to the 

Floodplain Administrator.   

 

4. The project site is located in the Coastal Area Facilities Review Act (CAFRA) Zone. The 

applicant shall comply with any applicable NJDEP requirements and should confirm any 

specific restrictions and/or permitting requirements accordingly. We recommend a 

jurisdictional determination be provided.  We defer further review to NJDEP. 

 

5. The applicant shall provide testimony on how the garage was damaged and the need for its 

reconstruction.   

 

6. Pursuant to Ordinance Section 21-65.10A (Landscaping and Street Trees), “All areas not 

devoted to structures, paving, or other required uses shall be appropriately graded, landscaped 

and maintained in accordance with a landscaping plan approved by the Board”.  The Board 

should determine if a landscaping plan is required. 
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Page 4 

 

Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Farrell Residence  

32 Shrewsbury Avenue 

 Block 43, Lot 7  

 Waterfront Transition-Residential (WT-R) Zone 

 Minor Site Plan with variances 

First Engineering Review 
 

7. Pursuant to Ordinance Section 21-65.10B (Landscaping and Street Trees), “In residential 

zones, street trees of at least two (2) to two and one-half (2-1/2) inch caliper will be required, 

planted a distance on center equivalent to no more than the width of their mature diameter. 

Where street trees are not appropriate because of views, existing vegetation, or other reason, 

the equivalent number of trees shall be located elsewhere on the lot”.  The Board should 

determine if a street tree is required for this application. 

 

8. The applicant shall provide testimony on any drainage impacts to the adjacent residential 

properties as a result of this application.  Gutters/downspouts should be shown if proposed.  It 

is unclear how the flat roof will be drained.  

 

9. A note shall be added to the plans stating that any/all existing curb, sidewalk, roadway, and 

other off-site objects damaged by construction should be repaired and/or replaced to the 

satisfaction of the Borough Engineer.   

 

10. Approvals or waivers should be obtained from any agencies or departments having jurisdiction.   

 

We reserve the opportunity to further review and comment on this application and all pertinent 

documentation, pursuant to testimony presented at the public hearing.  If you have any questions regarding 

this matter, please do not hesitate to contact our office.  

 

Very truly yours, 

 

T&M ASSOCIATES 

 

 

        

EDWARD W. HERRMAN, P.E., P.P., C.M.E., C.F.M. 

LAND USE BOARD ENGINEER 

 

EWH 

 

 

cc: Michael Muscillo, Borough Administrator (mmuscillo@highlandsborough.org) 

 Ron Cucchiaro, Esq., Land Use Board Attorney (RCucchiaro@weiner.law) 

 Brian O’Callahan, Zoning Officer (bocallahan@middletownnj.org) 

 Rob Knox, Land Use Board Chairman (rknox@highlandsborough.org) 

 Annemarie Tierney, Land Use Board Vice Chairwoman (annemarie@liquidadvisors.com) 

 Thomas J. Hirsch, Applicant’s Attorney (thomasjhirsch@aol.com) 

 Robert Adler, AIA, Applicant’s Architect (radler@rwadlerassociates.com) 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Farrell Residence  

32 Shrewsbury Avenue 

 Block 43, Lot 7  

 Waterfront Transition-Residential (WT-R) Zone 

 Minor Site Plan with variances 

First Engineering Review 
 

 

 

Photo taken from Shrewsbury Avenue 2-23-22 

 

 

 
\\tandmassociates.local\Public\Projects\HGPB\R1901\Correspondence\Tran_EWH_Farrell_32 Shrewsbury Ave_First Engineering Review.docx  

97

Item 3.



98

Item 3.



99

Item 3.



100

Item 3.



OF

Proposed
Garage

Reconstruction
For

Farrell
32 SHREWSBURY AVE.

HIGHLANDS, NJ

Drawing:

Date:

NOVEMBER 11, 2021

Revised:

FEBRUARY 15, 2023
APRIL 3, 2023

ã COPYRIGHT - ALL DRAWINGS OF THIS SET ARE COPYRIGHTED AND PROTECTED UNDER FEDERAL

COPYRIGHT LAWS.  OWNERSHIP OF THESE DRAWINGS IS PERMANENTLY RETAINED BY THE ARCHITECT.

    Licenses:
NJ    10795
NY    026851
MD    9678
PA    RA-012365-B
FL AR-100474

3

COVER PAGE INFORMATION

FARRELL RESIDENCE

32 SHREWSBURY AVE.

HIGHLANDS,  NJ

BLOCK:  43, LOT:  7

PROPOSED ONE-CAR GARAGE RECONSTRUCTION

USE GROUP:                R5 IBC/IRC 2018
CONSTRUCTION TYPE:         5B IBC 2018

ZONING SCHEDULE
WT-R            WATERFRONT TRANSITION-RESIDENTIAL ZONE

                                             REQUIRED                           EXISTING                

HEIGHT:       MAX.  BLDG.          30 FT. (REFER TO NOTE #2) N/A
2 -1/2  STORY 2 -1/2  STORY   

LOT:          MIN. LOT AREA           5,000              7,108.00 S.F.
                MIN. LOT FRONTAGE   50.00 FT.                            47.50 FT. *   
               MIN. LOT DEPTH        100.00 FT.                          147.70 FT.  
                MAX. LOT COVERAGE   4,976.00 S.F. (70%)             2,584.00 S.F. (36.35%) 
                MAX. BLDG. COVERAGE 2,132.00 S.F. (30%)                  1,378.00 S.F. (19.39%)

   
BUILDING:  MIN. FRONT SETBACK            35.00 FT.                        64.50 FT. (HOUSE)

55.00 FT. (COV. PORCH)
               MIN. SIDE SETBACK                8.00 FT.                                 8.50 FT. 

MIN. COMB. SETBACK            20.00 FT.          21.00 FT.
                         MIN. REAR SETBACK               25.00 FT.         44.00 FT.  (HOUSE)
                   
ACCESSORY:

DETACHED MIN FRONT SETBACK 55.00 FT. (PORCH) 54.80 FT. * (REFER TO NOTE #1)
GARAGE:

MIN. SIDE SETBACK 3.00 FT. 0.90 FT. *
MIN. REAR SETBACK            3.00 FT.                           76.58 FT.

MAX. HEIGHT 15.00 FT. (REFER TO NOTE #2) 14.83 FT. (REFER TO NOTE #2)
DISTANCE FROM PRINCIPLE BLDG. N/A 0.50 FT.

EXISTING LOT COVERAGE INCLUDES:
EXISTING FIRST FLOOR (914 S.F.)
EXISTING FRONT COVERED PORCH (252 S.F.)
EXISTING DETACHED GARAGE (212 S.F.)
EXISTING CANOPY (24 S.F.)
EXISTING DECK (0 S.F., REFER TO NOTE #3)
EXISTING DRIVEWAY (495 S.F.)   
EXISTING EXTERIOR STAIRS/BULKHEAD (103 S.F.)
EXISTING WALKWAYS (491 S.F.)
EXISTING PAVER PATIO (94 S.F. - NOT COVERED BY CANOPY)

EXISTING BLDG. COVERAGE INCLUDES:
EXISTING FIRST FLOOR (914 S.F.)
EXISTING FRONT COVERED PORCH (252 S.F.)
EXISTING DETACHED GARAGE (212 S.F.)
EXISTING CANOPY (24 S.F.)

NOTES:
1. ACCESSORY STRUCTURES FRONT SETBACK: EXISTING NON-CONFORMING CONDITION WITH ACCESSORY STRUCTURE IN THE FRONT YARD.  AS PER THE HIGHLANDS
ZONING ORDINANCE, SECTION 21-78.A.3, NO ACCESSORY STRUCTURE SHALL BE PERMITTED CLOSER TO THE FRONT PROPERTY LINE THEN THE FRONT SET BACK
REQUIREMENT ON THE FRONT FACE OF THE PRINCIPAL STRUCTURE, WHICHEVER IS THE LESSER. THE PROPOSED RECONSTRUCTED GARAGE SHALL MATCH EXISTING
SETBACK OF 54.80 FT. WHERE THE PRINCIPLE STRUCTURE SETBACK IS 55.00 FT. ** VARIANCE REQUIRED**

2. BUILDING HEIGHT: AS PER THE HIGHLANDS ZONING DEFINITIONS, THE BUILDING HEIGHT IS THE VERTICAL DISTANCE AS MEASURED FROM THE GRADE PLANE TO THE
AVERAGE HEIGHT OF THE HIGHEST ROOF SURFACE. IN THE CASE OF SLOPED ROOFS, THE AVERAGE HEIGHT IS THE MID-POINT BETWEEN THE LOWEST ROOF EAVE OF
THE TOP FLOOR AND THE RIDGE.

3. DECKS: A AS PER THE HIGHLANDS ZONING ORDINANCE, SECTION 21-65.27, DECKS SHALL NOT BE CONSIDERED IN THE DETERMINATION OF YARD SIZE OR LOT
COVERAGE, PROVIDED, HOWEVER, THAT SUCH TERRACE OR DECK IS UNROOFED AND WITHOUT WALLS, PARAPETS, OR OTHER FORM OF ENCLOSURE.

* NON-CONFORMING ZONING CONDITION CREATED BY EXISTING CONDITIONS.
** NON-CONFORMING ZONING CONDITION CREATED BY PROPOSED NEW WORK

PROPOSED

N/A
2 -1/2  STORY   

7,108.00 S.F.
47.50 FT. *   
147.70 FT.  
2,584.00 S.F. (36.35%) 
1,402.00 S.F. (19.72%)

   
64.50 FT. (HOUSE)
55.00 FT. (COV. PORCH)
8.50 FT. 
21.00 FT.
44.00 FT.  (HOUSE)
                   

54.80 FT. ** (REFER TO NOTE #1)
52.34 FT. ** (ROOF CANOPY)
0.90 FT. **
76.58 FT.
74.08 FT. (ROOF CANOPY)
10.50 FT. (REFER TO NOTE #2)
0.50 FT.        

PROPOSED LOT COVERAGE INCLUDES:
EXISTING FIRST FLOOR TO REMAIN (914 S.F.)
EXISTING FRONT COVERED PORCH TO REMAIN (252 S.F.)
EXISTING DETACHED GARAGE TO BE RECONSTRUCTED (212 S.F.)
EXISTING CANOPY  TO BE RECONSTRUCTED (24 S.F.)
EXISTING DECK TO REMAIN (0 S.F., REFER TO NOTE #3)
EXISTING DRIVEWAY TO REMAIN (471 S.F. - NOT COVERED BY CANOPY)   
EXISTING EXTERIOR STAIRS/BULKHEAD TO REMAIN (103 S.F.)
EXISTING WALKWAYS TO REMAIN (491 S.F.)
EXISTING PAVER PATIO (94 S.F. - NOT COVERED BY CANOPY)
PROPOSED CANOPY (24 S.F.)

PROPOSED BLDG. COVERAGE INCLUDES:
EXISTING FIRST FLOOR TO REMAIN (914 S.F.)
EXISTING FRONT COVERED PORCH TO REMAIN (252 S.F.)
EXISTING DETACHED GARAGE TO BE RECONSTRUCTED (212 S.F.)
EXISTING CANOPY (24 S.F.)
PROPOSED CANOPY (24 S.F.)

DESIGN LOADS
1ST FLOOR-                  40 PSF LIVE LOAD,                    20 PSF DEAD LOAD

ROOF-                         20 PSF LIVE LOAD,                    20 PSF DEAD LOAD
                             SNOW LOAD 125%

NOTE:
FOR ALL HORIZONTAL STRUCTURAL MEMBERS THE MAXIMUM ALLOWABLE
DEFLECTION UNDER TOTAL LOAD, AT MID-SPAN, SHALL BE .33" MAXIMUM.

SCOPE OF WORK
THE PROJECT IS THE RECONSTRUCTION OF AN EXISTING ONE-STORY, WOOD-FRAMED
GARAGE WITH BREAK AWAY WALL PANELS AND V-ZONE CONSTRUCTION.  ANY AND OR
NON-CONFORMING ZONING CONDITIONS (EXISTING AND PROPOSED) ARE INDICATED
ON THE ZONING SCHEDULE.

NUMERIC SUMMARY
EXISTING TWO-HALF (2-1/2)-STORY,  WOOD-FRAMED, SINGLE-FAMILY RESIDENCE WITH DETACHED ONE-CAR GARAGE:

         HOUSE (EXIST. TO REMAIN)        DETACHED GARAGE (TO BE RECONSTRUCTED.) FRONT. PORCH (EXIST. TO REMAIN)            DECK (EXIST. TO REMAIN)

1ST FLOOR     914 S.F.                212 S.F. 252 S.F.             225 S.F.

INDEX
SHEET #1:                USE GROUP
                              CONSTRUCTION TYPE
                              NUMERIC SUMMARY
                      SCOPE OF WORK

ZONING SCHEDULE
BUILDING CHARACTERISTICS

SHEET #2:               GARAGE FOUNDATION PLAN
GARAGE FLOOR PLAN
GARAGE FRONT ELEVATION
GARAGE LEFT SIDE ELEVATION
GARAGE REAR ELEVATION
GARAGE RIGHT SIDE ELEVATION

SHEET #3:                      PLOT PLAN

NUMBER OF STORIES 2 1/2 - STORIES  (EXISTING HOUSE TO REMAIN)
1 - STORY (DETACHED GARAGE TO BE RECONSTRUCTED)

HEIGHT OF STRUCTURE 10'-6" (GARAGE ROOF HEIGHT)
AREA-LARGEST FLOOR 914 S.F. (EXIST. HOUSE FIRST FLOOR)

212 S.F. (DETACHED GARAGE)
CONSTRUCTION CLASSIFICATION 5B IBC 2018
FEMA FLOOD ZONE AE-13 (V-ZONE CONSTRUCTION)

BUILDING CHARACTERISTICS

1
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FOUNDATION PLAN
GARAGE FLOOR PLAN
GARAGE ELEVATIONS

FOUNDATION PLAN
SCALE:  1/4"= 1'-0"

19
'-

0
"±

11'-2"±

GARAGE FRONT ELEVATION
SCALE:  1/4"= 1'-0"

GARAGE LEFT SIDE ELEVATION
SCALE:  1/4"= 1'-0"

GARAGE REAR ELEVATION
SCALE:  1/4"= 1'-0"

GARAGE RIGHT SIDE ELEVATION
SCALE:  1/4"= 1'-0"

19
'-

0
"±

11'-2"±

ONE- CAR
GARAGE

28

FLOOD
VENT

FLOOD
VENT

5/4" X 6" "AZEK" (OR EQUAL) FASCIA -PAINTED

ASPHALT/FIBERGLASS ROOF SHINGLES ("TIMBERLINE
ULTRA" BY "GAF")

6" "AZEK" (OR EQUAL) CROWN OVER 5/4" X 12" "AZEK"
(OR EQUAL) FRIEZE - PAINTED

5/4" X 14" "AZEK" (OR EQUAL)TRIM - PAINTED

5/4" X 6" "AZEK" (OR EQUAL) TRIM WITH
5/4" "AZEK" CAP - PAINTED

HORIZONTAL VINYL SIDING BY "CEDAR IMPRESSIONS"
( OR AS SELECTED BY OWNER)

DECORATIVE WOOD BRACKET - PAINTED

5/4" X 4" "AZEK" (OR EQUAL) CORNER BOARD - PAINTED

8'-0"H  X 8'-0"W O.H. GARAGE DOOR BY "CLOPAY"
(OR AS SELECTED BY OWNER)

CEMENT PLASTER SKIMCOAT (2 COATS)

16" W X 8" H "SMART-VENT" SET BOTTOM
12" (MAX.) ABOVE GARAGE SLAB

EXISTING GRADE (VARIES)

5/4" X 6" "AZEK" (OR EQUAL) FASCIA -PAINTED

ASPHALT/FIBERGLASS ROOF SHINGLES ("TIMBERLINE
ULTRA" BY "GAF")

6" "AZEK" (OR EQUAL) CROWN OVER 5/4" X 12" "AZEK"
(OR EQUAL) FRIEZE - PAINTED

5/4" X 14" "AZEK" (OR EQUAL)TRIM - PAINTED

5/4" X 6" "AZEK" (OR EQUAL) TRIM WITH
5/4" "AZEK" CAP - PAINTED

HORIZONTAL VINYL SIDING BY "CEDAR IMPRESSIONS"
( OR AS SELECTED BY OWNER)

DECORATIVE WOOD BRACKET - PAINTED

5/4" X 4" "AZEK" (OR EQUAL) CORNER BOARD - PAINTED

EXTERIOR DOOR BY "ANDERSEN" (OR EQUAL)

16" W X 8" H "SMART-VENT" SET BOTTOM
12" (MAX.) ABOVE GARAGE SLAB

CEMENT PLASTER SKIMCOAT (2 COATS)

EXISTING GRADE (VARIES)

PROVIDE "SMART VENT" MODEL #1540-520 FOR BLOCK WALLS FOR
HYDROSTATIC RELIEF OF 200 SQ. FT.  INSTALL AS PER MANUFACTURER'S
SPECIFICATIONS. COORDINATE VENT COLOR WITH OWNER.

- DETACHED GARAGE: 212 S.F./200 S.F. = 2 VENTS (2 REQ.)

BLOCK VENT NOTE:

2

10
'-

6"

TOP OF ROOF

FINISH GRADE
(VARIES)

BREAK AWAY WALL PANELS
(V-ZONE CONSTRUCTION)
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INFORMATION TAKEN FROM SURVEY, PROVIDED BY OWNER, DONE

BY, "THOMAS FINNEGAN LAND SURVEYING", BELFORD, NEW JERSEY

AND DATED JUNE 18, 2019.  REFER TO THOSE DRAWINGS FOR ANY

ADDITIONAL NOTES AND DIMENSIONS.

NOTE:
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EXISTING (2 1/2) TWO-AND-A-HALF-STORY,
WOOD-FRAMED, SINGLE FAMILY RESIDENCE TO REMAIN

EXISTING COV.
PORCH TO REMAIN

EXIST. WOOD-FRAMED,
GARAGE TO BE

RECONSTRUCTED

EXISTING PAVER
DRIVEWAY TO REMAIN

EXISTING PAVER
WALKWAY TO REMAIN

EXISTING CONCRETE
WALKWAY TO REMAIN

EXIST. WOOD DECK
 TO REMAIN

EXIST. PAVER
PATIO TO REMAIN

BLOCK 43
LOT       7
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DOCK TO REMAIN

EXIST. WOOD BULKHEAD TO REMAIN
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GARAGE CANOPY TO
BE RECONSTRUCTED

SILT FENCE 
SCALE:

D
9 N.T.S.

2'
-0

" 
(M

IN
.)

2'
-0

" 
(M

IN
.)

HARDWOOD FENCE POST 11/2" DIA
MIN, SPACED 8'-0" ON CENTER

FABRIC SECURED TO POST WITH METAL
FASTENERS AND REINFORCEMENT
BETWEEN FASTENER AND FABRIC

GEOTEXTILE

6"

DIG 6" DEEP TRENCH,
BURY BOTTOM FLAP
TAMP IN PLACE

SILT
 ACCUMULATION

OPTIONAL WIREFENCE BEHIND
FABRIC FOR SUPER SILT FENCE

DRAWSTRING RUNNING THROUGH
GEOTEXTILE FABRIC ALONG TOP OF FENCE

NOTES:
1.  GEOTEXTILE FABRIC TO BE FASTENED SECURELY TO FENCE POST BY USE OF
WIRE TIES OR HOG RINGS.  3 FASTENERS PER POST.
2.  ENDS OF INDIVIDUAL ROLLS OF GEOTEXTILE FABRIC SHALL BE SECURELY
FASTENED TO A COMMON POST BY WRAPPING EACH END OF THE FABRIC
AROUND THE POST TWICE AND ATTACHING AS SPECIFIED IN NOTE 1 ABOVE.
SPLICING OF INDIVIDUAL ROLLS SHALL NOT OCCUR AT LOW POINTS.

6"

TAX MAP
SCALE:

A
3 1"=80'

AERIAL PHOTO
SCALE:

A
3 N.T.S.

R200'

TEMPORARY SOIL STOCKPILE 
SCALE:

C
9 N.T.S.

SILT FENCE OR
HAY BALE FILTER

MAX SLOPE
5%

MAX SLOPE
5%

EXISTING GRADESILT FENCE OR
HAY BALE FILTER

5% MAX
3

1
3

15% MAX

5"
(M

IN
.)

30'-0"
30'-0"

NOTES:
1. ALL SIDE SLOPES SHALL BE 3 TO 1 OR LESS.
2. STOCKPILE SHALL RECEIVE A VEGETATIVE COVER IN
ACCORDANCE WITH MINIMUM STABILIZATION REQUIREMENTS.
3. SILT FENCE OR HAY BALE FILTER SHALL BE INSTALLED AS
DETAILED HEREON.
4. HEIGHT SHALL NOT BE GREATER THAN 20'.

TEMPORARY
SOIL STOCKPILE
(IF REQUIRED)

SILT FENCE - TYP.

R2
00

'

PROPOSED GARAGE
CANOPY TO MATCH
REAR CANOPY

52'-4"
(CANOPY)

74'-1"±
(CANOPY)
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1     2

PLOT PLAN - VIEW DIAGRAM

EXISTING LOT COVERAGE: 2,584.00 S.F.

ADDED COVERAGE (DRIVEWAY): 543.00 S.F.

TOTAL LOT COVERAGE 3,127.00 S.F.

BUILDING COVERAGE REMAINS UNCHANGED

COVERAGE NOTE:
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