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BOROUGH OF HIGHLANDS 

LAND USE BOARD REGULAR MEETING 

151 Navesink Ave. - Court Room 
Thursday, December 11, 2025 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  

COMMUNICATION 

1. LUB25-06: Highlands Landing Corp. – 326 Shore Dr., B100 L27: 

Special Meeting on Dec. 18th at Community Center, 22 Snug Harbor Ave. 

ACTION ON OTHER BUSINESS 

2. Master Plan Planning 

3. LUB2023-05 Sharkey 9 Shrewsbury B42 L2 - Interpretation & Extension Request - Section 21-
17A.9 of Borough Code 

APPROVAL OF MINUTES 

4. 09-11-2025 LUB Minutes 

RESOLUTIONS 

5. Memorializing LUB Resolution 2025-26 LUB25-02: Kubis – 260 Navesink Ave., B119 L2.01 

HEARINGS ON OLD BUSINESS 

6. LUB25-10: Solar Powered 44 – 44 Miller St., B58 L7.01 
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ADJOURNMENT 

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. 

Next LUB Meeting: Dec. 18, 2025 – Special Meeting for  

LUB25-06: Highlands Landing Corp. – 326 Shore Dr., B100 L27 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

LAND USE BOARD RESOLUTION 2025-27 
MEMORIALIZATION OF BULK VARIANCE RELIEF WITH DESIGN WAIVERS 

IN THE MATTER OF JAMES KUBIS Approved:     November 13, 2025 
APPLICATION NO. LUB2025-02 Memorialized:   December 11, 2025  

 WHEREAS, an application for bulk variance relief with a design waiver has been made to 

the Borough of Highlands Land Use Board (hereinafter referred to as the “Board”) by James Kubis 

(hereinafter referred to as the “Applicants”) on lands known and designated as Block 119, Lot 2.01, as 

depicted on the Tax Map of the Borough of Highlands (hereinafter “Borough”), and more commonly 

known as 260 Navesink Avenue, Highlands, New Jersey, in the R-2.03 Single-Family Residential (R-2.03) 

Zone District (hereinafter “Property”); and 

 WHEREAS, a live public hearing was held before the Board on November 13, 2025, with regard to 

this application; and 

WHEREAS, the Board has heard testimony and comments from the Applicant, witnesses and 

consultants, and with the public having had an opportunity to be heard; and 

WHEREAS, a complete application has been filed, the fees as required by Borough Ordinance 

have been paid, and it otherwise appears that the jurisdiction and powers of the Board have been 

properly invoked and exercised. 

NOW, THEREFORE, does the Highlands Land Use Board make the following findings of fact 

and conclusions of law with regard to this application: 

1. The subject Property is a 7,973-sf lot located in the R-2.03 Zone, improved with a 

one and a half (1 ½)-single-story frame dwelling with decking, a detached one-story garage, and 

other site improvements. 
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2. The subject Property is located on the northwest corner of Navesink Avenue (NJ 

State Highway No. 36), northbound and South Linden Avenue (one-way). Driveway access to the 

subject Property occurs via South Linden Avenue. The southern property line borders the 

Township of Middletown.  

3. The subject Property is located within the X Flood Hazard zone and within the 

Steep Slopes Area, but the Applicant’s licensed Land Surveyor has determined that the average 

steepest slope is 7%. Therefore, the property is not subject to the steep slope provisions (but 

remains subject to any and all X Flood Hazard zone provisions). 

4. The Applicant proposes constructing two (2) decks and performing related site 

improvements.  

5. More specifically, the Applicant proposes to construct a flat deck (11’-9”x 19’-9”) 

atop the first story of the existing dwelling, located in the rear of the subject Property.  

6. The Applicant also proposes to remove the existing wood deck located off the first 

story of the existing dwelling and construct a new lower deck (13’-9 ½”x 19’-9”) in its place.  

7. The Applicant further proposes to construct staircases from the upper deck to the 

lower deck, and from the lower deck to the existing patio.  

8. The Applicant received a Denial of Zoning Permit on February 3, 2025, for non-

compliance of bulk requirements and, therefore, requires Land Use Board approval. 

9. The Applicant requires two (2) bulk variances for lot depth and minimum side yard 

setback, and one (1) design waiver for the location of the existing air conditioning unit.   
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10. The nature and extent of the two (2) bulk variances is as follows: 

Schedule I – Bulk and Area Requirements for R -2.03 Zone 

 Required Existing Proposed 

Min. Lot Depth (ft.) 100 75** 75* 

Min. Side Yard 

Setback (ft.) 

6 (Navesink)  

8 (South 

Linden)  

2.8** (Navesink) 

34.0 (South Linden) 

2.8* (Navesink) 

34.0 (South 

Linden) 

*Proposed Variance 
**Existing Variance 

11. With this application, the Applicant proposes to bring an existing non-conformity, for 

the minimum deck setback along Navesink Avenue, into compliance as follows: 

Schedule I – Bulk and Area Requirements for R -2.03 Zone 

 Required Existing Proposed 

Min. Deck Setback (ft.) (Navesink) 3 2.3** 3 

 
12. James Kubis, the owner of the subject Property and Applicant, was sworn in and 

testified about the application.  

13. The Applicant summarized the application and noted that the proposed lower deck 

would be approximately two (2) ft. larger than the proposed upper deck.  

14. The Applicant provided additional testimony that the proposed lower deck would 

extend two (2) feet further into the rear yard than the existing lower deck, but would not trigger any 

additional variance relief.  

15. The Applicant further testified that his proposal would not exacerbate the existing 

conditions and that the side yard setback along Navesink Avenue would not be changing and would 

remain at 2.8ft.   

16. In response to a comment by the Board Engineer, the Applicant confirmed that the 

existing rear deck is set back 2.3ft from Lot 3 and that the proposed lower deck is to be set back 3ft 
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from Lot 3, thus bringing an existing nonconformity into conformity.  

17. The Applicant’s Architect, Anthony M. Condouris, was sworn in and accepted as an 

expert in the field of architecture and testified about the application.  

18. Mr. Condouris testified that the proposed upper deck would connect to the second 

floor of the dwelling via a doorway, with new staircases connecting the two (2) proposed decks.  

19. Mr. Condouris provided additional testimony that despite the additional deck space 

proposed, none of the setbacks were exacerbated by the application.  

20. In response to a question from the Board Engineer, Mr. Condouris confirmed that the 

deck setback would be brought into compliance with the proposal.  

21. In response to further questions from the Board, the Applicant and Mr. Condouris 

testified that the Applicant’s fence encroaches upon adjoining Lot 3 by three (3) feet, but that the 

Applicant has entered into an Encroachment Agreement with the owner of Lot 3, which Agreement 

permits the fence to remain in its current location.  

22. In response to additional questions from the Board, the Applicant agreed to record 

the Encroachment Agreement with the County of Monmouth.  

23. In response to further questions from the Board Professionals, the Applicant 

confirmed that the A/C unit existed in its current location at the time he purchased the Property and 

that he did not alter the same.  

24. The Board Engineer advised that the existing A/C unit is too close to the property line 

and that a design waiver would be needed for it to remain in its present location.  

25. The Applicant further testified that the A/C unit is proposed to remain in its existing 

location and that he was, therefore, seeking a design waiver for the same.  

26. There were no members of the public expressing an interest in this application. 
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WHEREAS, the Highlands Land Use Board, having reviewed the proposed application and 

having considered the impact of the proposed application on the Borough and its residents to 

determine whether it is in furtherance of the Municipal Land Use Law; and having considered 

whether the proposal is conducive to the orderly development of the site and the general area in 

which it is located pursuant to the land use and zoning ordinances of the Borough of Highlands; and 

upon the imposition of specific conditions to be fulfilled, hereby determines that the Applicants 

should be granted bulk variance relief pursuant to both N.J.S.A. 40:55D-70c(1) and c(2), along with 

design waiver relief pursuant to N.J.S.A. 40:55D-51, in this instance. 

The Board finds that the Applicant has proposed constructing two (2) decks and 

performing related site improvements, which requires bulk variance relief. The Municipal Land 

Use Law, at N.J.S.A. 40:55D-70c provides Boards with the power to grant variances from strict 

bulk and other non-use related issues when the Applicant satisfies certain specific proofs which 

are enunciated in the Statute. Specifically, the Applicant may be entitled to relief if the specific 

parcel is limited by exceptional narrowness, shallowness or shape. An Applicant may show that 

exceptional topographic conditions or physical features exist uniquely affect a specific piece of 

property. Further, the Applicant may also supply evidence that exceptional or extraordinary 

circumstances exist which uniquely affect a specific piece of property or any structure lawfully 

existing thereon and the strict application of any regulation contained in the Zoning Ordinance 

would result in a peculiar and exceptional practical difficulty or exceptional and undue hardship 

upon the developer of that property. Additionally, under the “c(2)” criteria, the Applicant has the 

option of showing that in a particular instance relating to a specific piece of property, the purpose 

of the Act would be advanced by allowing a deviation from the Zoning Ordinance requirements 

and the benefits of any deviation will substantially outweigh any detriment. In those instances, a 
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variance may be granted to allow departure from regulations adopted, pursuant to the Zoning 

Ordinance. 

Those categories specifically enumerated above constitute the affirmative proofs 

necessary in order to obtain “bulk” or (c) variance relief. Finally, the Applicant must also show 

that the proposed variance relief sought will not have a substantial detriment to the public good 

and, further, will not substantially impair the intent and purpose of the Zone Plan and Zoning 

Ordinance. It is only in those instances when the Applicant has satisfied both these tests that a 

Board, acting pursuant to the Statute and case law, can grant relief. The burden of proof is upon 

the Applicant to establish these criteria. 

The Board finds that the Applicant has satisfied the positive criteria. The Board finds that 

the proposed decks and stairways will upgrade the existing residential structure and will be 

consistent with neighboring development. The Board further finds that the proposed decks will 

be aesthetically pleasing and create a desirable visual environment which will be commensurate 

with other homes in the neighborhood. The Board further finds that the subject Property is unique 

and unusual with respect to its dimensions. Ultimately, the Board finds that the grant of variance 

relief will result in a visually desirable dwelling which will not only benefit the Applicant but will 

also advance the interests of the entire community. The Board therefore concludes that the goals 

of planning as enumerated in N.J.S.A. 40:55D-2 have been advanced. The Applicant has 

therefore satisfied the positive criteria. 

The Board also finds that the negative criteria has been satisfied. The proposed decks 

requiring variance relief will not cause a detriment to the community in any discernible way. In 

fact, the Board finds that proposed decks will still be consistent and fit in seamlessly with the 

prevailing neighborhood residential scheme. The proposal is consistent with the Borough’s 
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overall goals and objectives of providing new, safe and visually attractive homes and will advance 

the general welfare for both the Applicant and the neighbors alike. Granting of the variance 

sought by the Applicant will also not result in any substantial detriment to the public welfare or 

impair the purpose or intent of the Zone Plan or Zoning Ordinance.  

The Board further finds that the Applicant will bring the Property into further conformity 

with the Zoning Ordinance, by proposing to eliminate the existing variance for the minimum deck 

setback. Additionally, the Board finds that the Applicant and the property owner of Lot 3 have 

entered into an Encroachment Agreement, permitting the fence that encroaches upon Lot 3 to 

remain in its current location, which Agreement shall be recorded with the County. The Board 

therefore concludes that the negative criteria has therefore been satisfied pursuant to N.J.S.A. 

40:55D-70c(2). 

The Board concludes that the positive criteria substantially outweighs the negative 

criteria and that bulk variance relief may be granted pursuant to N.J.S.A. 40:55D-70c(2). 

The proposal also requires design waiver relief from the requirements of § 21-65.27.C for 

the location of the existing A/C unit.  The MLUL permits site plan design exceptions pursuant to 

N.J.S.A. 40:55D-51(b). The statute permits the Board to grant a deviation from the requirements 

for site plan approval if (1) doing so is “reasonable”, (2) within the general purpose and intent of 

the provisions for site plan review and approval of an ordinance adopted pursuant to Article 4 of 

the MLUL; and (3) if the literal enforcement of one or more provisions of the ordinance is 

impracticable or will exact undue hardship because of peculiar conditions pertaining to the land 

in question.  

Based on the testimony provided, the Board has determined that the design the waiver, 

for the location of the existing air conditioning unit may be reasonably granted because it 
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presents a better planning alternative and safer design overall, and exists in an appropriate 

location with respect to the subject Property. For the foregoing reasons, the Board therefore 

finds that it is appropriate to grant design waiver relief pursuant to N.J.S.A. 40:55D-51.  

NOW, THEREFORE, BE IT RESOLVED by the Borough of Highlands Land Use Board on this 

11th day of December 2025, that the action of the Board taken on November 13, 2025, granting 

application no. LUB 2025-02 of James Kubis for bulk variance relief pursuant to N.J.S.A. 40:55D-

70c(1) and “c(2)” and design waiver relief pursuant to N.J.S.A. 40:55D-51 is hereby memorialized 

as follows: 

The application is granted subject to the following conditions: 

1. All site improvement shall take place in strict compliance with the testimony and 
with the plans and drawings which have been submitted to the Board with this 
application, or to be revised. 

2. Except where specifically modified by the terms of this Resolution, the Applicant 
shall comply with all recommendations contained in the Reports of the Board’s 
Professionals. 

3. The Applicant shall apply for all necessary Zoning Permit(s). 

4. With respect to the Applicant’s fence that encroaches upon adjoining Lot 3 by 
three (3) feet, the Applicant has entered into an Encroachment Agreement with 
the owner of Lot 3, which Agreement permits the fence to remain in its current 
location. The Applicant shall record the Encroachment Agreement with 
Monmouth County and provide proof of the same. Failure to record the 
Encroachment Agreement shall require the Applicant to remove the fence or seek 
further relief from the Land Use Board with respect to the same.  

5. Any ambiguities regarding the interpretation of this Resolution related to major 
site plan modifications shall be resolved by the Land Use Board upon due notice 
to the public. 

6. The Applicant shall provide a certificate that taxes are paid to date of approval. 

7. This approval is subject to the Applicant’s continuing payment of all fees, costs, 
escrows due or to become due. Any monies are to be paid within twenty (20) days 
of said request by the Board Secretary. 

8. Prior to the issuance of building permits, the Applicant shall be responsible for 
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obtaining any other approvals or permits from other governmental agencies, as 
may be required by law, including all applicable Federal, State, County, and 
Municipal regulations. 

9. Subject to all other applicable rules, regulations, ordinances and statutes of the 
Borough of Highlands, County of Monmouth, State of New Jersey, or any other 
jurisdiction. 

 
BE IT FURTHER RESOLVED that the Board secretary is hereby authorized and directed to 

cause a notice of this decision to be published in the official newspaper at the Applicant’s expense 

and to send a certified copy of this Resolution to the Applicant and to the Borough Clerk, 

Engineer, Attorney and Tax Assessor, and shall make same available to all other interested 

parties. 

 

Robert Knox, Chairman 
Borough of Highlands Land Use Board 

 
ON MOTION OF:  
SECONDED BY:  
ROLL CALL: 
YES:  
NO:  
ABSTAINED:  
INELIGIBLE:  
ABSENT:  
DATED:  

 
I hereby certify this to be a true and accurate copy of the Resolution adopted by the 

Borough of Highlands Land Use Board, Monmouth County, New Jersey, at a public meeting held 
on December 11, 2025. 

 

Nancy Tran, Secretary 
Borough of Highlands Land Use Board 
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BOROUGH OF HIGHLANDS LAND USE BOARD  
Case No. LUB25-02/Kubis 

Bulk Variance Relief  
November 13, 2025 

 
 

APPLICATION DOCUMENTS 

 Land Use Board Application for Variance, dated February 28, 2025.  

 Denial of Zoning Permit issued on February 3, 2025, for the Borough of Highlands.  

 Plan set entitled, “Kubis Residence, 260 Navesink Avenue, Highlands, New Jersey, Block 119 Lot 
2.01”, prepared by Anthony M. Condouris, Architect, dated August 7, 2025, last revised 
September 8, 2025, signed, and consisting of 4 sheets.  

 Plan set entitled, “Proposed Alterations and Addition for Kubis Residence, 260 Navesink 
Residence, Highlands, New Jersey, Block 119 Lot 2.01”, prepared by Anthony M. Condouris, 
Architect, dated April 8, 2024, signed, and consisting of 4 sheets.  

 Survey for 260 Navesink Avenue, prepared by Thomas Craig Finnegan Land Surveying, LLC, dated 
July 30, 2025.  

 
EXHIBITS1 

A-1 Encroachment Agreement with owner of Lot 3 

A-2 Freehold Soil Conservation District letter, dated October 9, 2025 

 
INTEROFFICE REPORTS 

B-1 Board Engineer’s Completeness Review, dated March 14, 2025 (Completeness Review No. 1) 
 
B-2 Board Engineer’s Completeness Review, dated Sept. 17, 2025 (Completeness Review No. 2) 
 

 
 

                                                           
1 Although the exhibits were not marked during the hearing, for sake of reference, they are being marked as “A-1” and “A-2” as 
documented herein.  
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3 STY. FRAME
DWELLING #44
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CONSTRUCTION)
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200'
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0'

PREPARED FOR: SOLAR POWERED 44, LLC

NEW JERSEY

LOT 7.01 BLOCK 58

BOROUGH OF HIGHLANDS
COUNTY OF MONMOUTH

VARIANCE PLAN

“THE OWNER OR HIS/HER DESIGNATED REPRESENTATIVE SHALL NOTIFY THE UNDERSIGNED PROFESSIONAL IMMEDIATELY IF CONDITIONS ARE
ENCOUNTERED ON-SITE CONTRARY TO THOSE DEPICTED ON THIS PLAN.  THE UNDERSIGNED PROFESSIONAL SHALL BE GRANTED ACCESS TO THE SITE AND
PROVIDED ADEQUATE TIME TO REVIEW AND, IF NECESSARY, AMEND THE DESIGN BASED UPON THE OBSERVED SITE CONDITIONS.”

44 MILLER STREET

ZONING MAPTAX MAP
SCALE: 1"=150'

KEY MAP
N.T.SN.T.S

DONNA M. BULLOCK

P.O. BOX 5232
TOMS RIVER, N.J.  08754
TEL: 732-270-9690
FAX: 732-270-9691
www.morganengineeringllc.com

CERTIFICATE OF AUTHORIZATION: 24GA28229800

LEGEND
PROPOSED

4.5

TREE LINE
FENCE LINE
WATER LINE

WATER VALVE
SANITARY SEWER LINE
SANITARY CLEANOUT

MANHOLE
GAS LINE

INLET
CONTOURS

MINOR

MAJOR

SPOT ELEVATION
SURFACE FLOW DIRECTION

LIMIT OF DISTURBANCE

SILT FENCE

5
1

ABBREVIATION
TC / BC - TOP/BOTTOM CURB GRADE
TW / BW - TOP/BOTTOM WALL
F.F.E. - FIRST FLOOR ELEVATION
B.F.E. - BASEMENT FLOOR ELEVATION
G.F.E. - GARAGE FLOOR ELEVATION
T.B.R. - TO BE REMOVED
N.T.S. - NOT TO SCALE

VARIANCES REQUIRED:
1. REQUIRED: FRONT YARD SETBACK (FOURTH STREET) = 20 FT.

EXISTING & PROPOSED: FRONT YARD SETBACK (FOURTH STREET) = 0.9 FT.

2. REQUIRED: FRONT YARD SETBACK (MILLER STREET) = 20 FT.
EXISTING & PROPOSED: FRONT YARD SETBACK (MILLER STREET) = 3.6 FT.

3. REQUIRED: MAXIMUM BUILDING COVERAGE IS 33%
EXISTING & PROPOSED: BUILDING COVERAGE IS 41.3%

4. REQUIRED: TWO-FAMILY DWELLINGS ARE NOT PERMITTED IN THE R-2.02 ZONE.
EXISTING & PROPOSED: TWO-FAMILY DWELLING IN THE R-2.02 ZONE

SUBMISSION WAIVERS REQUESTED:

1. 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: LOCATION OF ALL RIGHTS-OF-WAY, STREETS, BUILDINGS
AND OTHER FEATURES ON THE SUBJECT SITE AND IN THE RIGHT-OF-WAY ALONG THE
FRONTAGE OF THE PROPERTY.

2. LOCATION OF ALL STRUCTURES WITHIN SEVENTY-FIVE (75) FEET OF THE PROPERTY.
PROVIDED: LOCATION OF ALL STRUCTURES ON THE SUBJECT SITE AND THE LOCATION
OF THE NORTHEASTERN WALL/BUILDING CORNERS OF THE DWELLING ON THE
ADJACENT LOT (LOT 5.01).

3. STORMWATER 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.
PROVIDED: NONE.

4. 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. PROVIDED: EXISTING CONTOURS AND SPOT ELEVATIONS ON THE
SUBJECT SITE.

* - EXISTING NON-CONFORMING
** - VARIANCE REQUIRED
*** - PER § WHERE A DWELLING IS CONSTRUCTED OR RECONSTRUCTED TO

PROVIDE THE REQUIRED PARKING UNDER THE STRUCTURE, THE MAXIMUM
BUILDING HEIGHT SHALL BE INCREASED BY TWO AND ONE-HALF (2 12) FEET.

N.C. - NO CHANGE

ZONE R-2.02 REQUIREMENTS
REQUIRED EXISTING PROPOSED

MIN. LOT AREA 4,000 S.F. 4,920 S.F. N.C.

MIN. LOT DEPTH 75 FT. 70.75 FT.* N.C.

MIN. LOT FRONTAGE/WIDTH 50 FT. 141.5 FT. N.C.

MIN. FRONT SETBACK:

FOURTH STREET 20 FT. 0.9 FT.* N.C.**

MILLER STREET 20 FT. 3.6 FT.* N.C.**

MIN. SIDE SETBACK 6/8 FT. 7.3/29.8 FT. N.C.

MIN. BUILDING COVERAGE 33% 41.3%* N.C.**

MAX. IMPERVIOUS COVERAGE 75% 55.1% 55.9%

MAX. BUILDING HEIGHT*** 32.5 FT. <32.5 FT. N.C.

BUILDING COVERAGE
DESCRIPTION EXISTING PROPOSED

DWELLING 2,032 S.F. N.C.

BUILDING LOT COVERAGE 2,032 S.F. N.C.

LOT AREA 4,920 S.F.

TOTAL BUILDING 41.3% N.C.

LOT COVERAGE

IMPERVIOUS COVERAGE
DESCRIPTION EXISTING PROPOSED

BUILDING COVERAGE 2,032 S.F. N.C.

CONCRETE 236 S.F. N.C.

CURB - 37 S.F.

ELEV. CONC. DECK 443 S.F. N.C.

IMPERVIOUS LOT COVERAGE 2,711 S.F. 2,748 S.F.

LOT AREA                          4,920 S.F.

TOTAL IMPERVIOUS 55.1% 55.9%

LOT COVERAGE

NOTES:
1. THIS MAP IS NOT A SURVEY.

2. THE PURPOSE OF THIS MAP IS FOR OBTAINING A USE VARIANCE FROM THE
BOROUGH OF HIGHLANDS FOR THE CONSTRUCTION OF A TWO- FAMILY DWELLING
WITH APPURTENANT SITE IMPROVEMENTS.

3. BOUNDARY AND TOPOGRAPHIC INFORMATION SHOWN HEREON TAKEN FROM A
CERTAIN PLAN ENTITLED "TOPOGRAPHIC SURVEY, LOT NO. 7.01, BLOCK NO. 58,
BOROUGH OF HIGHLANDS, COUNTY OF MONMOUTH, NEW JERSEY," PREPARED BY
MORGAN ENGINEERING & SURVEYING, LLC, DATED 4/3/25.

4. PER THE STATE OF NEW JERSEY DEPARTMENT OF ENVIRONMENTAL PROTECTION
BUREAU OF GIS' NJ-GEOWEB INTERACTIVE MAPPING APPLICATION, WETLANDS DO
NOT APPEAR TO EXIST ON THE SUBJECT PROPERTY.

5. PROPERTY IS LOCATED IN FLOOD ZONE AE ELEV. 11 AS SHOWN ON CURRENT FIRM
MAP #34025C0088H, DATED 6/15/2022.

6. PROPERTY IS LOCATED IN FLOOD ZONE AE ELEV. 11 AS SHOWN ON PRELIMINARY
FIRM MAP #34025C0088J, DATED 1/31/2014.

7. EXISTING UTILITIES TO BE MARKED OUT PRIOR TO THE START OF CONSTRUCTION.

8. ALL ELEVATIONS ARE IN NAVD 1988 DATUM THROUGH GPS OBSERVATIONS USING
LEICA RTK GPS NETWORK.

9. THIS PROPERTY IS LOCATED WITHIN THE R-2.02 (RESIDENTIAL) ZONE.

10. MORGAN ENGINEERING HAS NOT EVALUATED THE SUBSURFACE SOIL CONDITIONS
TO ASCERTAIN THE DEPTH TO GROUNDWATER OR THE SEASONAL HIGH WATER
TABLE WITHIN THE FOOTPRINT OF THE DWELLING. THE HOMEOWNER, OR THEIR
REPRESENTATIVE, SHALL COORDINATE WITH A QUALIFIED PROFESSIONAL TO
ENSURE THE CONSTRUCTION COMPLIES WITH THE NEW JERSEY BUILDING CODE
WITH RESPECT TO SEPARATION TO THE SEASONAL HIGH WATER TABLE. SHOULD
THIS TESTING PRODUCE RESULTS IN CONFLICT WITH THE PROPOSED DESIGN, THE
UNDERSIGNED PROFESSIONAL SHOULD BE NOTIFIED IMMEDIATELY.

11. LIMIT OF DISTURBANCE = 1,500 S.F. / 0.034 AC.

200' PROPERTY OWNERS LIST

APPLICATION NO. _______ APPROVED/DISAPPROVED BY THE HIGHLANDS BOROUGH
PLANNING BOARD/BOARD OF ADJUSTMENT.

CHAIRMAN DATE

SECRETARY DATE

PARKING REQUIREMENT:

PER §21-65.14.C.1. - OFF-STREET PARKING:
A 4-BEDROOM TWO-FAMILY DWELLING SHALL PROVIDE A MINIMUM OF 2.5
SPACES PER UNIT.

PER NJAC 5:21-4.14. - PARKING: NUMBER OF SPACES:
ANY FRACTION OF ONE-HALF OR LESS MAY BE DISREGARDED.

PROPOSED # OF SPACES = 2 GARAGE PARKING SPACES PER UNIT

200' UTILITIES TO NOTIFY LIST
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Control #:

Date Issued:

Z-0099

8/20/2024

Borough of Highlands
151 Navesink Ave

Highlands, NJ 07732
Phone: (732) 872-1224

DENIAL OF ZONING PERMIT

44 MILLER STREET

Owner in Fee: SOLAR POWERED 44, LLC

27 MILLER STREET

HIGHLANDS NJ 07732

Address:

Telephone: 973-572-5007

R202Zone:7.01Lot:58Block:

Contractor/Agent:

Address:

  

Telephone:

 Contractor License No:

Work Site Location:

IDENTIFICATION

Information on procedures for an appeal of this decision to the Land Use Board can be obtained from the Secretary of the Land 
Use Board. It should be noted that under State Statute, notice of appeal of this decision must be filed with this office not later 
than (20) days from the date of this notice. You can also file for a variance to the Land Use Board and can obtain from the 
Secretary of the Land Use Board the required forms.

Denied by:

Zoning

The permit which you submitted has been placed in the inactive files in the Zoning Department. Please contact this office to 
reactivate the permit.

For the project/work located at the above address, your application for a permit to:

CONSTRUCT NEW TWO-FAMILY DUPLEX.

has been denied for noncompliance with provisions of Sections:  21-98.A, 21-98.C of the Municipal Zoning Ordinance for the 
following reasons:

D(1) use variance approval is required to construct a new two-family duplex in the R-2.02 single family zone. 

Zoning, 
36

Item 6.



 
 

· PO BOX 5232, TOMS RIVER, NEW JERSEY 08754 (TEL.) 732.270.9690 (FAX) 732.270.9691 · 
 
 

July 7, 2025 
 
Hand-Delivery 
Borough of Highlands Land Use Board 
151 Navesink Avenue 
Highlands, NJ 07732 
 
RE: Use & Bulk Variance Application –  
 44 Miller St, Borough of Highlands 
 Lot 7.01, Block 58 
 Applicant: Solar Powered 44 LLC 
 
To Whom it May Concern: 
 
Enclosed please find the following documents in support of the above-referenced application:  
 
 Two (2) copies of the Borough of Highlands- Denial of Zoning Permit dated August 20, 2024 
 One (1) original (signed & notarized) Borough of Highlands Land Use Board Application;  
 Two (2) copies of the plan entitled Variance Plan: #44 Miller St. Borough of Highlands prepared by 

Donna M. Bullock, PE, of Morgan Engineering & Surveying dated May 7, 2025; 
 Two (2) copies of the survey entitled Topographic Survey prepared by Morgan Engineering & 

Surveying LLC dated April 3, 2025 
 Two (2) copies of the architectural plans entitled Addition & Renovations to the Landgebe Residence: 44 

Miller Street prepared by James T. Daley Architect & Associates dated January 23, 2025 
 Current Tax and Sewer payment records for the property 
 One (1) flash drive containing digital copies of the enclosed documents 

 
The following application and escrow fees are included in this submission: 
 
 One (1) postal money order in the amount of $275 for the required application fee 
 One (1) postal money order in the amount of $750 for the initial escrow deposit 

 
If you have any questions or require any additional materials, please do not hesitate to contact this office. 
  
Respectfully submitted, 
 

 
Donna M. Bullock, PE 
Morgan Engineering, LLC 
P.O. Box 5232 
Toms River, NJ  08754 
732.270.9690 office 
donnab@MorganEngineeringLLC.com 
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August 12, 2025 

 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

 

Re: Completeness Review No. 1 

Applicant: Mark Landgrebe 

Use Variance  

Block 58, Lot 7.01 

44 Miller Street 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB25-10 

 

Dear Ms. Tran: 

 

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

Zoning and Land Use Regulations.  

 

The Applicant is currently submitting a new application (#25-10) for a use variance which supersedes the former 

application (24-07, September 27, 2024) which was not presented to the Board. The Applicant seeks to complete 

the construction of a three-story, two (2) unit duplex with parking on the existing lot. The partially constructed 

duplex is situated on a 4,920 sf (0.113 Ac) lot and is located in the R-2.02 Single-Family Residential District and 

in the AE Flood Hazard area.  

 

The former duplex on the lot collapsed and was subsequently demolished. A new duplex is partially constructed 

on the former foundation as per the Applicant. A Stop Work Order was issued on March 4, 2024, and the following 

is a property history leading to the current application. 

 

The Applicant purchased the property in 2021 with an existing attached duplex. An approved zoning permit was 

issued on March 31, 2021, by Middletown Township/Borough of Highlands to lift the existing duplex to meet the 

required BFE, over existing footprint and having no bedroom increase. The vacant dwelling collapsed and was 

demolished on August 10, 2021. The Applicant then began new construction (date unknown and approvals 

unknown). 

 

Ms. Courtney Lopez, Zoning Officer, found a partially constructed two-family structure to be non-conforming within 

the R-2.02 Single- Family Residential District and issued a Notice of Zoning Violations stating a Stop Work Order 

on March 4, 2024 under Section 21-98.A of the Municipal Zoning Ordinance (shown at end of the section). The 

notice stated, “Infraction: The existing nonconforming two-family dwelling has been removed (2021) and a new 

two-family structure has been constructed without proper zoning.  We are issuing you a Stop Work Order for any 

future property improvements until an application is submitted to the Land Use Board for d(1) use variance 

approval and all proper permits are issued from any and all required departments prior to any further work being 

conducted at this site.”. To comply by April 3, 2024. 

 

August 20, 2024, the applicant received a Denial of Zoning Permit and construction to halt. The denial referenced 

Sections 21-98.A and C of the Municipal Zoning Ordinance (shown at end of the section). The Denial of Zoning 

Permit stated, “Construction of New Two-Family Duplex has been denied for noncompliance with provisions of 

Sections 21-98.A and C of the Municipal Zoning Ordinance for the following reasons: D(1) use variance approval 

is required to construct a new two-family duplex in the R2.02 single family zone.”  

 

The Applicant received a Notice of Unsafe Structure on September 13, 2024, and was ordered to demolish the 

new two-family structure by October 4, 2024.  

 

The Applicant received a follow up to the Notice of Unsafe Structure status on December 17, 2024, and was fined 

on January 12, 2025.  
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Completeness Review No. 1 

Applicant: Mark Landgrebe 

Block 58, Lot 7.01 

44 Miller Street 

Borough of Highlands, Monmouth County, New Jersey  

Our File No.: HLPB25-10 

Page 2 of 8 

 

To summarize, the original duplex was an existing non-conforming use in the R-2.02 Single-Family Residential 

District. In 2021, the original duplex was approved to be raised, however the structure was vacant, collapsed and 

was demolished. Once the structure was demolished and removed, the former non-conforming use became 

invalid for the property according to Sections 21-98.A and C. The Applicant was instructed by the March 4, 2024, 

and August 20, 2024, denials that a use variance was required and could be submitted for approval by the Land 

Use Board. However, the Applicant received a Notice of Unsafe Structure on September 13, 2024, and was 

ordered to demolish the new two-family structure by October 4, 2024. 

 

On September 27, 2024, an application for a Variance and an appeal for the zoning denial was submitted with 

Surveys and Architectural Plans. Subsequently, on February 10, 2025, sketches and architectural plans were 

submitted for review. 

 

The Completeness Review letters dated October 21, 2024, and February 19, 2025, corresponding to the 

September and February submissions, noted Sections 21-98.A and C with the full descriptions. Both reviews 

noted the application as incomplete and that a D (1) Use Variance, Site Plan and checklist were required for the 

Board to make an informed review and decision regarding the application. 

 

The new application (#25-10) has been submitted as a “Variance Plan” consisting of zoning information, 

proposed dwelling, deck, covered porch, driveway, utilities, grading and other site improvements. There are 

several bulk variances, and there are a number of site improvements that are required to be addressed under a 

Minor Site Plan as was noted in the October and February review letters. A Minor Site Plan is required for this 

property. 

 

Section 21-98.A, 

Continuance. Except as otherwise provided herein, nonconforming uses or structures which lawfully existed at 

the time of passage of this chapter may be continued even though such uses or structures do not comply with 

the regulations of this chapter; provided, however, that: 

1. A nonconforming use shall not be expanded or changed to another nonconforming use. 

2. Any addition to an existing nonconforming building may be constructed to continue the existing building 

setback but shall not be permitted to encroach further into the required setback than the existing structure. 

3. Abandonment. A nonconforming use that has been abandoned shall not thereafter be reinstated. A 

nonconforming use shall be judged to have been abandoned: 

a. When it is changed to a conforming use. 

b. In cases where such nonconforming use is a building or structure designed for such use, when it has been 

voluntarily discontinued for a period of twenty-four (24) consecutive months. 

c. In cases where such nonconforming use is of a building or structure not designed for such use or is of a lot or 

land whereon there is no consequential building or structure devoted to such use, when it has been voluntarily 

discontinued for a period of twelve (12) consecutive months. 

 

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. 

  

I. COMPLETENNESS 

 

We recommend this application be deemed COMPLETE subject to the submission of a Minor Site Plan application 

along with the Minor Site plan checklist. However, we have reviewed the application against the Minor Site 

Checklist so that the applicant knows the comments we would anticipate having for an application.  

 

We have reviewed the following documents submitted in support of the above referenced application for 

completeness purposes:  

 

1. Copy of submission letter addressed to Borough of Highlands Land Board from Donna M. Bullock, PE, 

Morgan Engineering, LLC. dated July 7, 2025; 

 

2. Copy of the Land Use Board Application for Use Variance, received is undated and signed June 26, 

2025;  
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Completeness Review No. 1 

Applicant: Mark Landgrebe 

Block 58, Lot 7.01 

44 Miller Street 

Borough of Highlands, Monmouth County, New Jersey  

Our File No.: HLPB25-10 

Page 3 of 8 

 

3. Copy of the Notice of Zoning Violations issued on March 4, 2024, by Courney Lopez, Zoning Officer for 

the Borough of Highlands; 

 

4. Copy of the Denial of Zoning Permit issued on August 20, 2024, by Courney Lopez, Zoning Officer for the 

Borough of Highlands; 

 

5. Copy of a plan entitled, “Variance Plan, 44 Miller Street, Lot 7.01, Block 58, Borough of Highlands, 

Monmouth County, New Jersey”, prepared by Morgan Engineering, signed and dated May 7, 2025; 

 

6. Copy of a set of architectural plans entitled, “Two Family Residence for Landgrebe, 44 Miller Street, 

Highlands, NJ, Lot# 7.01, Block# 58”, prepared by James T. Daley Architect + Associates, dated 

February 23, 2021, and last issued date January 23, 2025. 5 sheets; 

 

7. Copy of a plan entitled, “Topographic Survey, Lot 7.01, Block 58, Borough of Highlands, Monmouth 

County, New Jersey”, prepared by Morgan Engineering, signed and dated April 3, 2025; 

 

8. Copy of a plan entitled “Survey of Property, 44 Miller Street, Lot 7.01, Block 58, Borough of Highlands, 

Monmouth County, New Jersey”, prepared and signed by Charles Surmonte, PE, PLS, dated November 

11, 2020. Survey provided with first and second submission; 

 

9. Copy of Application Zoning Permit Z-2.02, 2021-21 dated March 31, 2021; 

 

10. Copy of Notice of Unsafe Structure, No. 2024-00033, dated September 13. 2024; 

 

11. Copy of email Unsafe Structures from Construction Official to Applicant, dated December 17, 2025; 

 

12. Copy of Fine invoice, Ref No. 2024-00033, dated January 12, 2025; 

 

13. Site photos from inspector on August 9 & 10, 2021. 

 

We offer the following comments and recommendations for the Land Use Board’s consideration:  

 

II. ZONING 

 

1. This property is a corner lot located in the R-2.02 Single-Family Residential District at the northwest 

corner of Miller Street and Fourth Street. 

 

2. The Lot requires a D(1) Use Variance Use. A two-family dwelling is not permitted in the R-2.02 Single- 

Family Residential District. 

 

To be entitled to use variance relief, the applicant must provide proof to satisfy the positive and 

negative criteria pursuance to N.J.S.A 40:55D-70d.  

 

The Applicant will be required to provide proof during testimony. 

 

3. The Applicant requires five (5) bulk variances based on the current information. To be entitled to bulk 

“c” variance relief, the applicant must provide proof to satisfy the positive and negative criteria 

pursuance to N.J.S.A 40:55D-70c for bulk variances. 

 

The Applicant will be required to provide proof during testimony. 

 

4. The following bulk requirement summary is provided for the Board’s reference.  
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Completeness Review No. 1 

Applicant: Mark Landgrebe 

Block 58, Lot 7.01 

44 Miller Street 

Borough of Highlands, Monmouth County, New Jersey  

Our File No.: HLPB25-10 

Page 4 of 8 

 

Schedule I – Bulk and Area Requirements 

R-2.02 Single Family Residential District 

 Required Existing Proposed Variance 

Min. Lot Area (sf) 4,000 4,920 4,920 No 

Lot Frontage/Width (ft) 50    

     Miller Street  61.50 61.50 No 

     Fourth Street  80.00 80.00 No 

Lot Depth (ft) 75 70.75 70.75 Yes 

Min. Front Yard Setback (ft) 20(2)    

     Miller Street  3.3(1)F 3.6 Yes 

     Fourth Street  1.1(1)F ±1.1 Yes 

Min. Side Yard Setback (ft) 
6/8 

 
   

     Miller Street  24.0 F 22.5 No 

     Fourth Street  20.0 F 29.8 No 

Max. Building Height (ft) (3) 30 24.5 32.0 No 

Max. Lot Coverage (%) 75 Unknown 55.9% No 

Max. Building Coverage (%) 33 Unknown 41.3% Yes 

Min. Deck/Stairs Setback (ft) 3 - 0.9 Yes 

On-Site Parking (spaces) (4) 3 2 4 No 

 

F = Foundation of Former Dwelling per Survey dated 11/11/20 

(1) Existing non-conformity 

(2) Or the average of the existing front yard setback within two hundred (200) feet in the same block and zone, per § 

21-79.B 

(3) Where a dwelling is constructed or reconstructed to provide the required parking under the structure, the maximum 

height shall be increased by two and one-half feet 

(4) 1.5 spaces per unit with 2 bedrooms x 2 units 

  

III. CHECKLIST ITEMS 

 

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. Applicant seeks waiver. Acceptable. However, the dwelling and driveway on 

adjoining Lot 8 need to be shown on the plans. 

 

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

sideline, and rear yard distance. Partially provided. 

 

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

buildings or paved areas are proposed. Provided. 

 

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

 

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. Partially provided.  

 

Applicant seeks waiver. Need dwelling on adjoining Lot 8. 

 

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. 
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10. Stormwater 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. 

  

Applicant seeks waiver. Acceptable. Please see the General Comments below regarding existing and 

proposed utilities. 

 

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.  

 

Applicant seeks waiver. The Applicant has provided sufficient information. 

 

12. The location and treatment of proposed entrances and exits to 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. Provided. 

 

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 applicable  

 

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

pedestrian use. Provided. 

 

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

recycling and/or storage facilities. The Applicant has provided sufficient information. 

 

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. 

 

19. The present and past status 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 are 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. Exempted by Freehold Soil Conservation District. To 

provide an exemption letter. 

 

21. Soil borings, when required by the Board Engineer. Not provided and not applicable. Existing foundation 

in place.  

 

22. Certification statement for the required municipal signatures, stating: 

 

Application No.______ approved/disapproved by the Borough of Highlands Land Use Board as a Minor 

Site Plan on (date). Provided. 

__________________________________________________________________________               

Chairman 

__________________________________________________________________________        

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

 

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

compliance with the provisions of this chapter. Open. 

 

IV. GENERAL COMMENTS 

 

1. Please rename the plan to Minor Site Plan. 

 

2. Please provide a complete Minor Site Plan checklist. Note and explain any waivers. 

 

3. Please update the Certification statement on the engineering plan. Refer to Checklist Item #22. 

 

4. The existing information shown in the zoning requirements table represents the current partially built 

duplex. The former 2-family dwelling was demolished with the foundation remaining on the lot. The 

existing information should represent the former dwelling. The former dwelling is shown on the “Survey 

of Property” dated November 11, 2020. The current dwelling is shown on the “Topographic Survey” 

dated April 3, 2025, which represents the proposed conditions. 

 

Please update the existing front and side setbacks according to the November 11, 2020 survey prior to 

demolition.  

 

Please provide a deck setback category on the zoning table. 

 

Provide the 3 ft deck setback line along the front and side property line. 

 

Provide the proposed front and side yard setbacks (building) for Fourth Street on the plan. The deck 

setbacks are shown. 

 

Update the frontage/width. 

 

Provide building dimensions on the proposed dwelling.  

 

5. Please provide signed and sealed Architectural plans. 

 

6. Please update the zoning information on the Architectural plans to be consistent with the Site Plan. 

 

7. Please update the building height as 32’-0” and add elevations to a side section on the Architectural 

plans. 

 

8. Please update the parking requirement table according to §21-65.14.C.1 Off-street parking. 

 

One-family and two-family units with 2-bedrooms require 1.5 spaces for each unit. 

 

According to the N.J.A.C. 5:21 Residential Site Improvement Standards Section 4.14. a Two Family 

(Duplex) stipulates that “Single-Family Detached” values shall apply to each unit. A 2-bedroom single-

family requires 1.5 spaces. Each proposed unit has a 2-car garage. 

 

Please remove the reference N.J.A.C. 5:21-4.14 regarding the removal of half-spaces. This pertains to 

developments having many spaces and not single lots.  

 

9. Please provide the dwelling and driveway on Lot 8.  

 

10. Please provide the front and side overhangs with offsets to Miller Street and Fourth Street rights-of-ways 

on the Site Plan. 

 

Please include the first and second floor projections along Miller Street and Fourth Street. 
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11. Dimension the encroachments of the masonry planter to the Miller Street rights-of-way line and note any 

encroachments. 

 

12. Please provide elevations for the front and rear corners of the proposed building. 

  

13. Please indicate the BFE and FF. The roof peak elevation shown on the site plan is not consistent with 

the architectural plans. 

 

14. Please clarify if the boundary of the gravel driveway is a curb or a wall.  TW and BW elevations are 

shown, and the boundary is noted as proposed curb.  

 

Some existing elevations are overlain by the proposed gravel hatching. Please indicate. 

 

Please confirm that runoff is not directed from the bottom grade of the curb/wall of the gravel driveway 

towards the dwelling on adjoining Lot 5.01. 

 

15. The 1-story rear and side yard concrete deck appears to be open below. Please indicate the material 

under the deck. 

 

16. Please indicate the roof leaders and confirm discharge is the street and not adjoining properties. 

 

17. Please indicate the purpose of the irregular shaped concrete area in the rear of the proposed dwelling. 

 

18. Indicate the stairways and landings for the elevated deck. 

 

19. Provide a concrete pad for the landing of both stairways to the elevated deck. Provide grades. 

 

20. This application proposes a gravel driveway.   

 

21. Indicate the grass and any landscaped areas on the plan. 

 

22. Provide a note on the plans that the Applicant is responsible for any damage to any/all existing curb, 

sidewalk, roadway, and other off-site objects made during construction and must be repaired and/or 

replaced to the satisfaction of the Borough Engineer and costs paid by the Applicant. 

 

23. Provide the location of existing water, sewer and gas service lines. Indicate if any changes are proposed. 

Will any service lines be replaced or relocated?  

 

24. Confirm if the cleanout which is located at the common corner of Lot 7.01 and Lot 5.01 serves Lot 7.01 

and indicate on the plan. Indicate if it is to remain in service or be abandoned.   

 

25. Any water, sewer and gas utilities that are proposed to connect to existing valves and cleanout in the 

existing sidewalk along Miller Street and Fourth Street will require replacement of the concrete sidewalk.  

 

The sidewalk along Fourth Street is in poor condition and we recommend full replacement. 

 

26. According to §21-123.2 mechanical, plumbing and electrical systems should be above Local Design 

Flood Elevation (LDFL). Please provide a note. 

 

27. Please provide construction details: 

 

a. Sidewalk according to § 21-65.17. 

 

b. Gravel driveway 

 

c. Wall 

 

d. Curb 
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e. Pavement repair according to § 21-65.15, if needed.

28. The Applicant has indicated that the proposed dwelling will be FEMA elevation compliant and within

municipal flood regulations. A grading plan will be required and deferred as a condition of approval.

V. APPROVALS

Approval of this application will be conditioned upon the Applicant obtaining or providing approved

documents for the following:

1. Freehold Soil Conservation Permit (exemption letter)

2. NJDEP FHA

3. Coastal Area Facilities Review Act (CAFRA) Zone, if required per NJDEP

4. Monmouth County (Bay Avenue is within 200 ft. of the site)

Should you have any questions, please do not hesitate to contact me. 

Very truly yours, 

Carmela Roberts, PE, CME, CPWM 

Land Use Board Engineer 

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

Dustin F. Glass, Esq., Land Use Board Attorney (dglass@semerarolaw.com) 

Steve Winters, Construction Official, Floodplain Administrator (swinters@highlandsborough.org) 

Courtney Lopez, Zoning Officer (clopez@highlandsborough.org) 

Kathy Shaw, CRS Coordinator (kshaw@highlandsnj.gov) 

Donna M. Bullock, PE, Applicant’s Engineer (donnab@MorganEngineeringLLC.com) 

James Daley, AIA, Applicant’s Architect (gymteedaily@aol.com) 

Cameron Corini, PE, CME, CPWM, Roberts Engineering Group, LLC 

GS Bachman, EIT, Roberts Engineering Group, LLC 
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· PO BOX 5232, TOMS RIVER, NEW JERSEY 08754 (TEL.) 732.270.9690 (FAX) 732.270.9691 · 
 
 

September 24, 2025 
 
Hand-Delivery 
Nancy Tran, Land Use Board Secretary  
Borough of Highlands Land Use Board  
151 Navesink Avenue  
Highlands, New Jersey 07732 
 
Re: Completeness Review No. 1  
 Minor Site Plan w/ Use Variance 

Applicant: Mark Landgrebe  
Block 58, Lot 7.01  
44 Miller Street  
Borough of Highlands, Monmouth County, New Jersey  
REG File No.: HLPB25-10 

 
To whom it may concern: 
 
Enclosed please find the following documents in support of the above-referenced application:  
 
 Sixteen (16) copies of the plan entitled Variance Plan: #44 Miller St. Borough of Highlands prepared by 

Donna M. Bullock, PE, of Morgan Engineering & Surveying dated May 7, 2025, September 19, 2025; 
 One (1) flash drive containing digital copies of the enclosed documents 

 
The enclosed plans and documents have been revised as necessary in accordance with Roberts Engineering 
Group LLC Completeness Review No. 1 dated August 12, 2025. 
 
Roberts Engineering Group Completeness Review No. 1 dated August 12, 2025 
Checklist Items 
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. Applicant seeks waiver. Acceptable. However, the dwelling and driveway 
on adjoining Lot 8 need to be shown on the plans.  

 Response: The existing driveway and dwelling for adjacent Lot 8 have been added to the Minor Site 
plan set. 

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

sideline, and rear yard distance. Partially provided.  
 Response: The location of garage, storage and foyer as well as elevations have been added. All 

building setbacks have been added. 
 
8. Location of all structures within seventy-five (75) feet of the property. Partially provided.  

Applicant seeks waiver. Need dwelling on adjoining Lot 8. 
 Response: The existing driveway and dwelling for adjacent Lot 8 have been added to the Minor Site 

plan set. 
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· PO BOX 5232, TOMS RIVER, NEW JERSEY 08754 (TEL.) 732.270.9690 (FAX) 732.270.9691 · 
 
 

General Comments 
1. Please rename the plan to Minor Site Plan.  

Response: The plans are now titled ‘Minor Site Plan w/ ‘D’ Variance, as requested. 
 

2. Please provide a complete Minor Site Plan checklist. Note and explain any waivers.  
Response: Checklist enclosed. 

 
3. Please update the Certification statement on the engineering plan. Refer to Checklist Item #22.  

Response: Chairmen and secretary certification block has been add to the Minor Site plan set. 
 

4. The existing information shown in the zoning requirements table represents the current partially built 
duplex. The former 2-family dwelling was demolished with the foundation remaining on the lot. The 
existing information should represent the former dwelling. The former dwelling is shown on the “Survey 
of Property” dated November 11, 2020. The current dwelling is shown on the “Topographic Survey” 
dated April 3, 2025, which represents the proposed conditions.  
Response: Statement of Fact. 
 
Please update the existing front and side setbacks according to the November 11, 2020 survey prior to 
demolition.  
Response: The zoning schedule has been updated accordingly. 
 
Please provide a deck setback category on the zoning table.  
Response: The zoning schedule has been updated accordingly. 
 
Provide the 3 ft deck setback line along the front and side property line.  
Response: The zoning schedule has been updated accordingly. 
 
Provide the proposed front and side yard setbacks (building) for Fourth Street on the plan. The deck 
setbacks are shown.  
Response: The zoning schedule has been updated accordingly. 
 
Update the frontage/width.  
Response: The zoning schedule has been updated accordingly. 
 
Provide building dimensions on the proposed dwelling.  
Response: The building dimensions have been added as requested. 
 

5. Please provide signed and sealed Architectural plans.  
Response: To be provided under separate cover. 

 
6. Please update the zoning information on the Architectural plans to be consistent with the Site Plan.  

Response: Updated Architectural plans to be provided under separate cover. 
 

7. Please update the building height as 32’-0” and add elevations to a side section on the Architectural 
plans.  
Response: Updated Architectural plans to be provided under separate cover. 
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· PO BOX 5232, TOMS RIVER, NEW JERSEY 08754 (TEL.) 732.270.9690 (FAX) 732.270.9691 · 
 
 

8. Please update the parking requirement table according to §21-65.14.C.1 Off-street parking.  
 

One-family and two-family units with 2-bedrooms require 1.5 spaces for each unit.  
 
According to the N.J.A.C. 5:21 Residential Site Improvement Standards Section 4.14. a Two Family 
(Duplex) stipulates that “Single-Family Detached” values shall apply to each unit. A 2-bedroom single-
family requires 1.5 spaces. Each proposed unit has a 2-car garage.  
 
Please remove the reference N.J.A.C. 5:21-4.14 regarding the removal of half-spaces. This pertains to 
developments having many spaces and not single lots.  
Response: The parking criteria have been updated accordingly. 
 

9. Please provide the dwelling and driveway on Lot 8.  
Response: The existing driveway and dwelling for adjacent Lot 8 have been added to the Minor Site 
plan set. 

 
10. Please provide the front and side overhangs with offsets to Miller Street and Fourth Street rights-of-

ways on the Site Plan.  
Please include the first and second floor projections along Miller Street and Fourth Street. 
Response: The roof overhang has been added to the building on Fourth Street, adjacent to the 1st. 
story open deck. A 1.5-foot floor projection line and front yard setback distances have been added to 
the Minor Site Plan set. 
 

11. Dimension the encroachments of the masonry planter to the Miller Street rights-of-way line and note 
any encroachments.  
Response: The masonry planters offset into the R.O.W. of Miller Street has been added as requested. 

 
12. Please provide elevations for the front and rear corners of the proposed building.  

Response: Elevations have been provided at the building corners. 
 

13. Please indicate the BFE and FF. The roof peak elevation shown on the site plan is not consistent with the 
architectural plans.  
Response: The architectural plans proposed finish floor elevations must be revised to reflect the 
existing conditions/topographic information. The Minor Site Plan set provided the Finish floor 
elevations for garage, covered porch, foyer and first floor elevations along with a building height 
detail with the design flood elevation. 

 
14. Please clarify if the boundary of the gravel driveway is a curb or a wall. TW and BW elevations are 

shown, and the boundary is noted as proposed curb.  
Response: The gravel driveway is bounded by concrete curb.  
 
Some existing elevations are overlain by the proposed gravel hatching. Please indicate.  
Response: The gravel hatching has been removed from the Minor Site Plan set for clarity. 
 
Please confirm that runoff is not directed from the bottom grade of the curb/wall of the gravel driveway 
towards the dwelling on adjoining Lot 5.01. 
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· PO BOX 5232, TOMS RIVER, NEW JERSEY 08754 (TEL.) 732.270.9690 (FAX) 732.270.9691 · 
 
 

 Response: A note stating same has been added to the Minor Site Plan set. 
 
The 1-story rear and side yard concrete deck appears to be open below. Please indicate the material 
under the deck.  
Response: Concrete slab is provided under the first story open deck.  

 
15. Please indicate the roof leaders and confirm discharge is the street and not adjoining properties.  

Response: A note stating same has been added to the Minor Site Plan set. 
 

16. Please indicate the purpose of the irregular shaped concrete area in the rear of the proposed dwelling.  
Response: the irregular shaped concrete is to be removed and grass in its place in the rear yard area. 

 
17. Indicate the stairways and landings for the elevated deck.  

Response: The stirs and landings have been added to the Minor Site plan set. 
 

18. Provide a concrete pad for the landing of both stairways to the elevated deck. Provide grades.  
Response: A six foot long concrete pad has been provided at the bottom of the stairs were the stairs 
meet grade. 

 
19. This application proposes a gravel driveway.  

Response: Statement of Fact. 
 

20. Indicate the grass and any landscaped areas on the plan.  
Response: Grass is proposed in the rear area of the site. 

 
21. Provide a note on the plans that the Applicant is responsible for any damage to any/all existing curb, 

sidewalk, roadway, and other off-site objects made during construction and must be repaired and/or 
replaced to the satisfaction of the Borough Engineer and costs paid by the Applicant.  
Response: A note stating same has been added to the Minor Site Plan set. 
 

22. Provide the location of existing water, sewer and gas service lines. Indicate if any changes are proposed. 
Will any service lines be replaced or relocated?  
Response: Existing utilizes located within the R.O.W. of Fourth Street and Miller street has been 
added to the plan. Clean outs and water valves are also shown. There are to be no proposed water and 
sanitary sewer connections proposed. The existing connections shall be reused. 

 
23. Confirm if the cleanout which is located at the common corner of Lot 7.01 and Lot 5.01 serves Lot 7.01 

and indicate on the plan. Indicate if it is to remain in service or be abandoned.  
Response: It appears that the clean out is not associated with Lot 7.01. 

 
24. Any water, sewer and gas utilities that are proposed to connect to existing valves and cleanout in the 

existing sidewalk along Miller Street and Fourth Street will require replacement of the concrete 
sidewalk.  
Response: Statement of Fact. 
The sidewalk along Fourth Street is in poor condition and we recommend full replacement.  
Response: The sidewalk along Fourth Street has been called out for replacement in kind. 
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· PO BOX 5232, TOMS RIVER, NEW JERSEY 08754 (TEL.) 732.270.9690 (FAX) 732.270.9691 · 
 
 

25. According to §21-123.2 mechanical, plumbing and electrical systems should be above Local Design 
Flood Elevation (LDFL). Please provide a note.  
Response: A note stating same has been added to the Minor Site Plan set. 

 
26. Please provide construction details:  

a. Sidewalk according to § 21-65.17.  
b. Gravel driveway  
a. Wall  
c. Curb  

Response: Details have been provided, as requested. 
 
If you have any questions or require any additional materials, please do not hesitate to contact this office. 
  
Respectfully submitted, 
 

 
Donna M. Bullock, PE 
Morgan Engineering, LLC 
P.O. Box 5232 
Toms River, NJ  08754 
732.270.9690 office 
donnab@MorganEngineeringLLC.com 
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PREPARED FOR: SOLAR POWERED 44, LLC

NEW JERSEY

LOT 7.01 BLOCK 58

BOROUGH OF HIGHLANDS
COUNTY OF MONMOUTH

MINOR SITE PLAN
W/ 'D' VARIANCE

“THE OWNER OR HIS/HER DESIGNATED REPRESENTATIVE SHALL NOTIFY THE UNDERSIGNED PROFESSIONAL IMMEDIATELY IF CONDITIONS ARE
ENCOUNTERED ON-SITE CONTRARY TO THOSE DEPICTED ON THIS PLAN.  THE UNDERSIGNED PROFESSIONAL SHALL BE GRANTED ACCESS TO THE SITE AND
PROVIDED ADEQUATE TIME TO REVIEW AND, IF NECESSARY, AMEND THE DESIGN BASED UPON THE OBSERVED SITE CONDITIONS.”

44 MILLER STREET

ZONING MAPTAX MAP
SCALE: 1"=150'

KEY MAP
N.T.SN.T.S

DONNA M. BULLOCK

P.O. BOX 5232
TOMS RIVER, N.J.  08754
TEL: 732-270-9690
FAX: 732-270-9691
www.morganengineeringllc.com

CERTIFICATE OF AUTHORIZATION: 24GA28229800
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TW / BW - TOP/BOTTOM WALL
F.F.E. - FIRST FLOOR ELEVATION
B.F.E. - BASEMENT FLOOR ELEVATION
G.F.E. - GARAGE FLOOR ELEVATION
T.B.R. - TO BE REMOVED
N.T.S. - NOT TO SCALE

VARIANCES REQUIRED:
1. REQUIRED: FRONT YARD SETBACK (FOURTH STREET) = 20 FT.

EXISTING & PROPOSED: FRONT YARD SETBACK (FOURTH STREET) = 0.9 FT.

2. REQUIRED: FRONT YARD SETBACK (MILLER STREET) = 20 FT.
EXISTING & PROPOSED: FRONT YARD SETBACK (MILLER STREET) = 3.6 FT.

3. REQUIRED: FRONT YARD SETBACK (MILLER STREET RET. WALL) = 20 FT.
EXISTING & PROPOSED: FRONT YARD SETBACK (MILLER STREET RET.) = -0.9 FT.

4. REQUIRED: FRONT YARD SETBACK STEPS/LANDING (FOURTH ST ) = 3 FT.
EXIST. & PROPOSED: FRONT SETBACK STEPS/LANDING (FOURTH STREET) = 0.8 FT.

5. REQUIRED: MAXIMUM BUILDING COVERAGE IS 33%
EXISTING & PROPOSED: BUILDING COVERAGE IS 41.3%

6. REQUIRED: TWO-FAMILY DWELLINGS ARE NOT PERMITTED IN THE R-2.02 ZONE.
EXISTING & PROPOSED: TWO-FAMILY DWELLING IN THE R-2.02 ZONE

SUBMISSION WAIVERS REQUESTED:

1. 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: LOCATION OF ALL RIGHTS-OF-WAY, STREETS, BUILDINGS AND OTHER
FEATURES ON THE SUBJECT SITE AND IN THE RIGHT-OF-WAY ALONG THE 
FRONTAGE OF THE PROPERTY.

2. LOCATION OF ALL STRUCTURES WITHIN SEVENTY-FIVE (75) FEET OF THE PROPERTY.

PROVIDED: LOCATION OF ALL STRUCTURES ON THE SUBJECT SITE AND THE 
LOCATION OF THE NORTHEASTERN WALL/BUILDING CORNERS OF THE DWELLING
ON THE ADJACENT LOT (LOT 5.01) AND SOUTHWESTERLY BUILDING CORNER AND
DRIVEWAY OF ADJACENT LOT 8.

3. STORMWATER 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.

PROVIDED: NONE.

4. 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.

PROVIDED: EXISTING CONTOURS AND SPOT ELEVATIONS ON THE SUBJECT SITE.

* - EXISTING NON-CONFORMING
** - VARIANCE REQUIRED
*** - PER § WHERE A DWELLING IS CONSTRUCTED OR RECONSTRUCTED TO

PROVIDE THE REQUIRED PARKING UNDER THE STRUCTURE, THE MAXIMUM
BUILDING HEIGHT SHALL BE INCREASED BY TWO AND ONE-HALF (2 12) FEET.

N.C. - NO CHANGE

ZONE R-2.02 REQUIREMENTS
REQUIRED EXISTING PROPOSED

MIN. LOT AREA 4,000 S.F. 4,920 S.F. 4,920 S.F.

MIN. LOT DEPTH 75 FT. 70.75 FT.* 70.75**

MIN. LOT FRONTAGE/WIDTH

FOURTH STREET 50 FT. 80 FT. 80 FT.

MILLER STREET 50 FT. 61.50 FT. 61.50 FT.

MIN. FRONT SETBACK:

FOURTH STREET 20 FT. 1.1 FT.* 0.9 FT.**

MILLER STREET 20 FT. 3.3 FT.* 3.6 FT.**

MASONRY WALL 20 FT. - -0.7' **

MIN. SIDE SETBACK 6/8 FT. 7.3/29.8 FT. N.C.

FOURTH STREET 2 FT. 20 FT. 7.3 FT.

MILLER STREET 6 FT. 24 FT. 22.5 FT.

MAX. BUILDING COVERAGE 33% - 41.3%**

MAX. LOT COVERAGE 75% - 55.9%

MIN. DECK/STAIRS SETBACK 3 - 0.8 FT.**

BUILDING HEIGHT*** 32.5 FT. 24.5 FT. 30 FT.+/-

ON-SITE PARKING 3 2 4

BUILDING COVERAGE
DESCRIPTION EXISTING PROPOSED

DWELLING 2,032 S.F. N.C.

BUILDING LOT COVERAGE 2,032 S.F. N.C.

LOT AREA 4,920 S.F.

TOTAL BUILDING 41.3% N.C.

LOT COVERAGE
LOT COVERAGE

DESCRIPTION EXISTING PROPOSED

BUILDING COVERAGE 2,032 S.F. N.C.

CONCRETE 236 S.F. N.C.

CURB - 37 S.F.

ELEV. CONC. DECK 443 S.F. N.C.

IMPERVIOUS LOT COVERAGE 2,711 S.F. 2,748 S.F.

LOT AREA                          4,920 S.F.

TOTAL IMPERVIOUS 55.1% 55.9%

LOT COVERAGE

GENERAL NOTES:
1. THIS MAP IS NOT A SURVEY.

2. THE PURPOSE OF THIS MAP IS FOR OBTAINING A USE VARIANCE FROM THE
BOROUGH OF HIGHLANDS FOR THE CONSTRUCTION OF A TWO- FAMILY DWELLING
WITH APPURTENANT SITE IMPROVEMENTS.

3. PROPOSED DWELLING:
LOWER LEVEL - GARAGE/STORAGE/ELEVATOR
1ST STORY - LIVING SPACE/OPEN DECK
2ND STORY - LIVING SPACE
3RD STORY - ATTIC/OPEN DECK

4. BOUNDARY AND TOPOGRAPHIC INFORMATION SHOWN HEREON TAKEN FROM A
CERTAIN PLAN ENTITLED "TOPOGRAPHIC SURVEY, LOT NO. 7.01, BLOCK NO. 58,
BOROUGH OF HIGHLANDS, COUNTY OF MONMOUTH, NEW JERSEY," PREPARED BY
MORGAN ENGINEERING & SURVEYING, LLC, DATED 4/3/25, LAST REVISED 8/29/25.+

5. AN UPDATED BOUNDARY AND TOPOGRAPHIC SURVEY HAS BEEN PROVIDED TO
LOCATED THE EXISTING DWELLING AND DRIVEWAY ON ADJACENT LOT 8.

6. PER THE STATE OF NEW JERSEY DEPARTMENT OF ENVIRONMENTAL PROTECTION
BUREAU OF GIS' NJ-GEOWEB INTERACTIVE MAPPING APPLICATION, WETLANDS DO
NOT APPEAR TO EXIST ON THE SUBJECT PROPERTY.

7. PROPERTY IS LOCATED IN FLOOD ZONE AE ELEV. 11 AS SHOWN ON CURRENT FIRM
MAP #34025C0088H, DATED 6/15/2022.

8. PROPERTY IS LOCATED IN FLOOD ZONE AE ELEV. 11 AS SHOWN ON PRELIMINARY
FIRM MAP #34025C0088J, DATED 1/31/2014.

9. NO NEW SEWER & WATER OR GAS CONNECTIONS ARE REQUIRED FOR THE
PROPOSED DWELLING. EXISTING SEWER AND WATER LATERALS TO BE UTILIZED.

10. EXISTING UTILITIES TO BE MARKED OUT PRIOR TO THE START OF CONSTRUCTION.

11. ALL ELEVATIONS ARE IN NAVD 1988 DATUM THROUGH GPS OBSERVATIONS USING
LEICA RTK GPS NETWORK.

12. THIS PROPERTY IS LOCATED WITHIN THE R-2.02 (SINGLE FAMILY RESIDENTIAL)
ZONE.

13. TWO-FAMILY DWELLINGS ARE NOT PERMITTED IN THE R-2.02 SINGLE FAMILY
RESIDENTIAL DISTRICT.

14. MORGAN ENGINEERING HAS NOT EVALUATED THE SUBSURFACE SOIL CONDITIONS
TO ASCERTAIN THE DEPTH TO GROUNDWATER OR THE SEASONAL HIGH WATER
TABLE WITHIN THE FOOTPRINT OF THE DWELLING. THE HOMEOWNER, OR THEIR
REPRESENTATIVE, SHALL COORDINATE WITH A QUALIFIED PROFESSIONAL TO
ENSURE THE CONSTRUCTION COMPLIES WITH THE NEW JERSEY BUILDING CODE
WITH RESPECT TO SEPARATION TO THE SEASONAL HIGH WATER TABLE. SHOULD
THIS TESTING PRODUCE RESULTS IN CONFLICT WITH THE PROPOSED DESIGN, THE
UNDERSIGNED PROFESSIONAL SHOULD BE NOTIFIED IMMEDIATELY.

15. LIMIT OF DISTURBANCE = 1,500 S.F. / 0.034 AC.

16. APPLICANT IS RESPONSIBLE FOR ANY DAMAGE TO ANY/ALL EXISTING CURB,
SIDEWALK, ROADWAY AND OTHER OFF-SITE OBJECTS MADE DURING
CONSTRUCTION AND MUST BE REPAIRED AND/OR REPLACED TO THE SATISFACTION
OF THE BOROUGH ENGINEER AND COSTS PAID BY THE APPLICANT.

17. ALL ROOF LEADERS ARE TO BE DIRECTED TOWARD FOURTH STREET AND MILLER
STREET. NO RUNOFF FROM THE ROOF LEADERS SHALL DISCHARGE TO ADJACENT
PROPERTY.

18. MECHANICAL, PLUMBING AND ELECTRICAL SYSTEMS SHOULD BE ABOVE LOCAL
DESIGN FLOOD ELEVATION (LDFL).

200' PROPERTY OWNERS LIST

APPLICATION NO. 25-10 APPROVED/DISAPPROVED BY THE HIGHLANDS BOROUGH
PLANNING BOARD/BOARD OF ADJUSTMENT.

CHAIRMAN DATE

SECRETARY DATE

BUILDING HEIGHT CALCULATION EXHIBIT

1

2

4

3

SPOT I.D. EX. ELEVATION
1. 3.6
2. 4.1
3.    5.4
4. 5.4

  TOTAL 18.5

18.5  4 = 4.6 AVERAGE GRADE

PEAK ELEV.= 34.0 - 4.6 = 29.4

BUILDING HEIGHT = 30 FT.+/-

SCALE: 1"=40'

ROOF PEAK ELEV.=34.0

AVG. GRADE ELEV.= ±4.6

G.F.E.=5.4

F.F.E.=14.9

N.T.S.

BUILDING HEIGHT DETAIL

22
'

BASE FLOOD ELEV.=11

APP #25-10

PARKING CRITERIA:
REQUIRED: 1.5 SPACES/UNIT FOR TWO-BEDROOM UNIT
2 UNITS X 1.5 SPACES = 3.0 SPACES REQUIRED
PROVIDED: 2 GARAGE SPACES/UNIT = 4 SPACES TOTAL - COMPLIES

SIDEWALK DETAIL

CONCRETE CURB DETAIL

N.T.S.
PROPOSED STONE DRIVEWAY SECTION

6"

DESIGN FLOOD ELEV.=12

1 FT. FREEBOARD

29
.4

'
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TO: Borough of Highlands Land Use Board 

FROM: Susan Gruel, PP 

Megan Adam, AICP Candidate, Associate Planner 

RE: 44 Miller Street 

Block 58, Lot 7.01 

D(1) Use Variance and Minor Site Plan Approval with “C” Variances 

DATE: October 3, 2025 

 _____________________________________________________________________________________________ 

As requested, we have reviewed the following materials: 

• Borough of Highlands Land Use Board Application, dated June 26, 2025; and 

• Property Survey of Block 58, Lot 7.01 in the Borough of Highlands, prepared by Morgan Engineering 

& Surveying, dated April 3, 2025; and 

• Variance Plan for 44 Miller Street, prepared by Morgan Engineering & Surveying, dated May 7, 2025; 

and 

• Architectural Plans for 44 Miller Street, prepared by James T. Daly Architect + Associates, dated 

February 23, 2021, and revised through January 23, 2025; and 

• Completeness Review for Proposal at 44 Miller Street, prepared by Carmela Roberts, PE, CME, 

CPWM, Land Use Board Engineer, dated August 12, 2025; and 

• Denial of Zoning Permit for 44 Miller Street, prepared by Courtney Lopez, Borough of Highlands 

Zoning Official, dated August 20, 2024.   

Site Description 

The subject property is an approximately 0.11-acre (4,920 square foot) corner lot with frontage along Fourth 

Street and Miller Street, located at 44 Miller Street. The property is located on Lot 7.01 of Block 58 in the 

Borough and includes approximately 61.5 feet of frontage along the west side Miller Street (two-way 

roadway) and 80 feet of frontage along the south side of 4th Street (one-way roadway). The property is 

located within the AE flood zone and has a base flood elevation of 11 feet.  

The property was previously developed with a one-story duplex building, which was approved to be lifted 

above base flood elevation on March 31, 2021. The footprint of the existing building was not proposed to 

change, and its use as a duplex was to be grandfathered in as an existing non-conforming use. During this 

process to elevate the duplex, it collapsed and was subsequently demolished in August of 2021. Only the 

building’s foundation remained on the site, as well as a concrete walkway along the northern property line.  
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At some point between the demolition of the previous structure and March 4, 2024, construction of a new 

three-story concrete duplex on the site had begun. On this date, the Borough’s Zoning Official issued a Stop 

Work Order, as the site had not received zoning approval. Further, on August 20, 2024, the subject property 

was issued a zoning permit denial from the Zoning Official, for noncompliance with provisions of Sections: 

21-98.A, 21-98.C of the Borough’s Zoning Ordinance. The zoning denial reiterated that d(1) use variance 

approval is required to construct a new two-family duplex in the R-2.02 Single Family Zone. 

The applicant then received a Notice of Unsafe Structure on September 13, 2024, and was ordered to 

demolish the new duplex by October 4, 2024. The Applicant received a follow up to this Notice of Unsafe 

Structure status on December 17, 2024, and was fined on January 12, 2025. 

Beyond the partially-constructed duplex on the site, the southern and western sections of the property are 

undeveloped. These areas are lined with grass and gravel.   

The subject property is located within the R-2.02 Single Family Zone of the Borough. Directly west of the 

property, on Lot 5.01, is two-story dwelling. Properties located north of the subject property are zoned for 

single-family residential use, and those to the south are mainly zoned within the Borough’s Central Business 

District. The subject property is located one (1) block north of the Bay Avenue commercial corridor.  

Prior Property Submissions 

On September 27, 2024, a bulk variance application for the subject property, as well as an appeal of the 

Zoning Official’s decision, was submitted to the Borough. Subsequently, on February 10, 2025, sketches 

and architectural plans were submitted for review. This application was not heard before the Land Use 

Board, as the Board Engineer deemed the application incomplete, citing the need for d(1) Use Variance and 

Minor Site Plan approval. In response, the current application (LUB #25-10) has been submitted.  
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Aerial of Subject Property 
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Project Overview 

The applicant is proposing to construct a new elevated three-story concrete duplex within the eastern 

section of the property, within the footprint of the previous dwelling. The northern section of the building 

will be one story, and atop it will be an elevated concrete deck.  

East of the duplex building is a proposed gravel driveway along Miller Street, which will provide access to 

the building’s two (2) two-car garages. Also at this ground level, opposite the walls of the garages, is an 

open space with access to an elevator. This elevator offers direct access to the living space of only one of 

the dwelling units. Additional residential access to this unit is located along the property’s Miller Street 

frontage, through a private entry foyer and staircase. The sole access to the second dwelling unit will be 

through its private foyer and staircase, which is also located along Miller Street. A planter box will be located 

at these entrances along Miller Street.  

The duplex’s living spaces will be raised to a foot higher than the base flood elevation (i.e., 12 feet). The 

living spaces for each dwelling will span throughout three levels. The floor plans for the dwellings are 

similar, and include an open-concept kitchen, living, and dining room at the raised first level, bedrooms and 

a laundry room at the raised second level, and an enclosed den and attic space at the raised third level. 

Each dwelling will also include two (2) full bathrooms, one (1) powder room, and closet space. The dwelling 

unit which does not have elevator access will also include an office at the raised second level.  

Each dwelling will include a series of balconies and decks along the northern and southern (i.e., along Miller 

Street) façades. Along the northern façade, this includes a shared concrete deck at the raised first level, 

and private balconies from the bedrooms at the raised second level. Further, along the southern/Miller 

Street façade, private decks at the raised second and third levels are to be constructed.  

Zoning 

The property is in the R-2.02 Single-Family Residential Zone. Per §21-85 of the Borough Ordinance, two-

family dwellings are not a permitted use within this Zone. As the previously grandfathered duplex on the 

site was demolished, the application to construct a new duplex requires a d(1) use variance. 
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R-2.02 Single-Family Residential Zone (Chapter 21 Attachment 1) 

 Ordinance 

Requirements 
Existing Proposed 

Min. Lot Area 4,000 SF 4,920 SF  No change 

Min Lot Frontage/Width 50 feet 
Miller Street: 61.5 feet  

Fourth Street: 80 feet 
No change 

Min. Lot Depth 75 feet 61.5 feet (ENC) No change (V) 

Min. Front Setback 20 feet  N/A 

Miller Street: 3.6 feet 

(V)  

Fourth Street: 0.9 feet 

(V) 

Min. Side Setback 6 feet / 8 feet   N/A 

Relative to Miller 

Street:  

0.9 feet / 22.5 feet (V) 

 

Relative to Fourth 

Street: 3.6 feet / 7.3 

feet (V) 

Min. Rear Setback - N/A – corner lot N/A 

Max. Building Height 32.5 feet*  <32.5 feet 32.5 feet  

Max. Building Cover 33%  N/A ~41.3% (2,032 SF) (V) 

Max. Impervious Cover 75% N/A 
Unclear; applicant to 

confirm.  

Required Stair Setback 

from Property Line (§21-8) 
3 feet   N/A 

< 3 feet along Fourth 

Street (V) 

 

*Where a dwelling is constructed or reconstructed to provide the required parking under the structure, the maximum 

height shall be increased by two and one-half (2 1/2) feet. As this situation applies to the subject property, 2.5 feet 

above the maximum permitted 30 feet can be constructed (i.e., 32.5 feet).  

ENC = Existing non-conformance 

V = Bulk variance relief required  
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Design Standards 

 Ordinance Requirements Existing Proposed 

Minimum Number of 

Parking Spaces  

(§21-65.14) 

Two-family residences: 

2-Bedroom = 1.5 spaces per unit  

x 2 units 

Total = 3 spaces 

N/A 4 spaces 

Driveway Location 

(§21-65.5) 

On lots with multiple frontage, driveways 

should be located on the minor street, if 

possible. Driveways shall be a minimum of 

twenty-five (25) feet from any intersection, 

measured from the street line of the 

intersecting street. 

> 25 feet 

from the 

intersection 

of Miller 

Street and 

Fourth Street 

No change 

Driveway Dimensions 

(§21-65.5) 

For residential lots: 

18-foot maximum at the curb 

22-foot maximum at the interior 

N/A 

Unclear at 

curb; > 22 

feet at 

certain 

points in the 

driveway (W).  

W = Design Waiver required  

 

Variances and Waivers Required 

D(1) Use Variance 

1. The applicant requires d(1) use variance relief to permit a two-family dwelling use within the R-2.02 

Single-Family Residential Zone.  

Bulk/”C” Variances 

Pre-existing non-conforming conditions include: 

1. Insufficient Lot Depth (Chapter 21 Attachment 1) – A minimum lot depth of 75 feet is required, 

where 61.5 feet exists, and is proposed to remain.  

Newly-created conditions: 

1. Insufficient Front Setback (Chapter 21 Attachment 1) – A minimum front setback of 20 feet is 

required, where 3.6 feet is proposed along Miller Street and 0.9 feet is proposed along Fourth 

Street. 
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2. Insufficient Side Yard Setback (Chapter 21 Attachment 1) – A minimum side yard setback of 6 

feet and 8 feet are required, where 0.9 feet and 22.5 feet are proposed along Miller Street, and 3.6 

feet and 7.3 feet are proposed along Fourth Street. 

3. Excessive Building Coverage (Chapter 21 Attachment 1) – A maximum building coverage of 33% 

is permitted, where 41.3% is proposed.  

4. Insufficient Stair Setback from Property Line (§21-8) – A minimum setback of 3 feet for any 

ingress and egress stair is required from any side or rear property line, where less than three feet 

is proposed along the Miller Street frontage. Further, the proposed staircases to the deck along the 

northern property line do not meet the minimum required 3-foot setback.  

Design Waivers  

1. Excessive Driveway Width (§21-65.5)– Where a maximum interior driveway width of 22 feet is 

proposed, greater than 22 feet is proposed periodically.   

Planning Comments: 

Variance 

1. This application requires d(1) use variance relief to permit a two-family use within the R-2.02 Zone. 

The applicant shall provide planning testimony to justify the requested relief from the Board.  

a. Positive Criteria - That there are “special reasons” for granting the requested variance and 

that the site is “particularly suitable” for the proposed use, which are often referred to as 

the “positive criteria”. 

i. The “special reasons” testimony shall either demonstrate how the proposed use 

advances the purposes of zoning, whether there is a hardship that prevents 

development of the property with a permitted use, or whether the proposed use is 

inherently beneficial. 

ii. The “particularly suitable” analysis should focus on why this location within the 

municipality or region is particularly suited to the use despite the zoning, and what 

unique characteristics of the site make it appropriate for the proposed use rather 

than a permitted use. 

b. Negative Criteria - The applicant’s testimony must demonstrate that the requested 

variance can be granted without substantial detriment to the public good. This analysis 

should consider impacts on neighboring properties and on the general public welfare. The 

applicant’s testimony must demonstrate that the requested variance will not substantially 

impair the intent and the purpose of the Borough Master Plan and Zoning ordinance.  
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2. The application requires one (1) design exception. The applicant shall provide testimony 

demonstrating that strict compliance with the Ordinance standards is impracticable per the 

standard set forth at N.J.S.A. 40:55D-51. 

 

Conformance with the Borough Master Plan 

3. The 2016 Master Plan Reexamination Report for the Borough recommends that the “existing 

residential character of the Borough” be “preserved and protected” (p. 66). Further, it discourages 

construction of “new houses [out] of scale with existing development” (p.11).  

a. The applicant shall provide testimony regarding the implications of deviating from the 

Reexamination Report’s vision, and constructing a two-family residence within a single-

family zone. 

b. Further, it is our opinion that the proposed construction is entirely out of character with the 

surrounding neighborhood (see site visit photos taken on September 30, 2025, attached to 

this memorandum). 

i. Minuscule front yard setbacks are proposed for the two-family residence, creating 

out-of-scale masonry walls right along the streets.  

1. The concrete wall surrounding a proposed planter box encroaches onto 

the Miller Street sidewalk, escalating the intrusion of the construction 

along the property frontages.  

ii. The proposed elevated three-story building over a parking area conforms to the 

Borough’s ordinance, which calculates building height for residences within a 

flood zone with respect to the base flood elevation plus one foot (i.e., the height 

measurement starts at 12 feet above average grade). As a result, the proposed 

building height of 32.5 feet reaches a height of 44.5 feet from the street level at its 

roof peak. 

1. Where an increased height creates an even greater need for enhanced 

setbacks, the proposed construction does not consider.  

2. Further, the decision to construct to the permitted maximum height leaves 

no room for a pitched roof, which is characteristic of the neighboring 

residences. 

iii. It is our opinion that an appropriately-sized dwelling could be constructed on the 

site, and comply with the setbacks outlined in the Borough Ordinance.  
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Variance Plan 

4. We note that there are inconsistencies between the zoning tables within the Variance Plan 

Architectural Plans regarding the lot’s depth, width, and setbacks. These tables shall be revised to 

articulate consistent information, and reflect the conditions outlined in the Property Survey.  

 

Impervious Improvements and Lot Circulation 

5. The proposed lot impervious coverage is currently unclear; the architectural drawings state this 

value to be 76%, while the variance plan states this value to be 55.9%. The applicant shall clarify 

the proposed lot impervious coverage, and amend the drawings accordingly.   

6. The applicant shall clarify the width of the curb cut that is proposed to remain along Miller Street, 

and add this to the provided variance plan. Per the standards outlined in Section 21-65.5 of the 

Borough Ordinance, a maximum width of 18 feet is permitted. Additional waiver relief may be 

required.  

7. The applicant shall clarify whether the existing curb cut along Fourth Street will remain active with 

the proposed improvements. 

a. The Foundation Plan on Sheet A-2 describes a fifth garage door leading to an unidentified 

space at grade level. Is additional parking proposed within this space? 

i. The applicant shall confirm compliance with the following standard outlined in 

Section 21-82A of the Borough Ordinance: “Any residential structure may be 

elevated to comply with the flood regulations of Part 7, and/or provide the required 

off-street parking under the structure, upon issuance of flood and building permits, 

provided there is no increase in the building coverage or floor area of the structure 

other than the addition of parking under the structure.”  

Additional Site Improvements 

8. We note that no landscaping or exterior lighting plans have been submitted. The applicant shall 

confirm provide these plans and confirm compliance with the additional design standards outlined 

in Sections 21-65.10 and 21-65.11 of the Borough Ordinance.  

9. Is any fencing proposed? All fencing shall be in compliance with Section 21-65.7 of the Borough 

Ordinance.  

 

Miscellaneous 

10. The applicant shall provide testimony regarding any safety measures (e.g., locks, gates) to be 

implemented for units, particularly in relation to the staircases leading up to the elevated concrete 

deck.  
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11. The applicant shall clarify provisions for the collection of trash and recycling for the new duplex. 

a. Where will trash be stored? 

b. Who will be responsible for bringing trash to the curb on pickup days?   
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Site Visit Photos (taken September 30, 2025)  

 

_ 

Views of the subject property along Miller Street. 
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View of the subject property at the intersection of Miller Street and Fourth Street. 

 
View of the subject property along Fourth Street. 
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Partially-constructed details along Miller Street.   

 
View of the proposed construction within the surrounding block.   
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B A N K  O F  A M E R I C A

UNITED SOLAR LLC | Account # 3810 5219 3875 | July 1, 2021 to July 31, 2021

C h e c k  i m a g e s
Account number: 3810 5219 3875
Check number: 1121 1 Amount:$378.00

UNITED SOLAR LIC
I27S BLOONROUD EVE STE 1001

1121

Ba CiTy of PaTerson
Tree mind Sevent EighT.

BANK OF AMERICA D 21-01905

DIE. JUNe 14 2021

J$ 318

????.
PDD1Z218 80212003390 3830524938

Check number: 1133 | Amount: $4,000.00

UNITED SOLAR LLC
1225 8L00% NELO AVE STE 103

1133

Four Thousara
BANK OF AMERICA

r a  S u p p l e r  o f f .

DATE. 7/2/2021

$ 4000%
LLARS DE

4 .

Check number: 1136 | Amount: $4,000.00

UNITED SOLAR LLC 1136

T o  M a r k  c a v o b a h o
F o u r T h o u s a

BANK OF AMERICA "I

FOR DAM

DATE JulY Le202

1 $ 4000 %
DOLLARS DE

PODLA3Ee C02L2003396 381052/1387

Check number: 1138 | Amount:: $1,300.00

UNDER SOLAR LIC
1138

BUT NGI
are Them Thee bun

BANK OF AMERICA IN

- 371 Lon
PODL1??? C021200339€ 3810521936750

DATE _ 1/8/21
, $ 1300°

DOLLARS 0 E

Check number :  1142 |  Amount :  $32.45

UNITED SOLAR LLC 1142

T h i T y  T w o
BANK OF AMERICA

?  A m l l  2 2 ,  0 0 0 o  p e s  4 0

PD011620 6021200339€ 38105219382

DATE TUM/ 142021

183215
DOLLARS Q E

l o

Check number: 1132 | Amount: $700.00

UNITED SOLAR LLC
178 0.001 ELD AVE STE M

1132

Bint orBelue EleaRe

BANK OF AMERICA

on Site internet lemys
P0011320 90212003390 381052493899

? 1/1/2021
$ 700%
DOLLARS DE

candale -

Check number: 1134 | Amount: $1,000.00

UNITED SOLAR LLC
30 WE STE 143L

1134

one Thousand
ANK OF AMERICA"

AT 7/2/2024 -
1$ 1000'?

DOLLARS O

PORL

20011348 BD21200339€ 3810521938750

Check number: 1137 | Amount: $1,183.63

UNITED SOLAR LLC 1137

TIOTOSTA ENT

BANK OF AMERICA I,

FOR-  Rent  JUh

P001137? 20212003390 3610521936750

AT 7/8/2021
1 $ 1183?

DOLLARS Q E.

Check number:  1140 |  Amount:  $4,000.00

UNITED SOLAR LLC

GATO CASH

For Thousard
BANK OF AMERICA

1140

?????

DATE JUlY 12 10 2/

$  4 0 0 0  ?
DOLLARS DE

POOLOR 4021200339: 38105219387526

Check number:  1143 |  Amount:  $1,210.00

NITED SOLAR LI
BLOOUFIELD AVE STE

PARTABLD BU C3004-200

1 1 4 3

ama Baraugh of Highlands
DATE JulY 14 2021

$ 1210 S

FOR Fenit  n7e
POO1143e C021200339€ 3830521438751

ext page

P a g e  9  o f  1 0
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UNITED SOLAR LLC | Account # 3810 5219 3875 | July 1, 2021 to July 31, 2021

W i t h d r a w a l s  a n d  o t h e r  d e b i t s  -  c o n t i n u e d

Date

07/30/21

Description

CHECKCARD 0729 WESTGUARD INS CO 800-673-2465 PA 24493981210206110204058 CKCD
6300 XXxxXXXXXXXX1792 XXXX XXXX XXXX 1792

07/30/21 CHECKCARD 0729 WAWA 8302 00083022 PARSIPPANY NJ 24164071210637000521870
CKCD 5542 XXXXXXXXXXXX1792 XXXX XXXX XXXX 1792

07/30/21 CHECKCARD 0729 POINT WWW.POINT.APPCA 24492161210000018296526 CKCD 4829
XXXXXXXXXXXX1792 XXXx XXXX XXXX 1792

S u b t o t a l  f o r  c a r d  a c c o u n t  #  X X X X  X X X X  X X X X  1 7 9 2

T o t a l  w i t h d r a w a l s  a n d  o t h e r  d e b i t s

C h e c k s
D a t e

0 7 / 0 8 / 2 1

0 7 / 0 2 / 2 1

0 7 / 0 2 / 2 1

0 7 / 0 2 / 2 1

0 7 / 0 6 / 2 1

0 7 / 0 9 / 2 1

0 7 / 0 8 / 2 1

0 7 / 1 2 / 2 1

C h e c k  #

1121

1 1 3 2 *

1 1 3 3

1 1 3 4

1 1 3 6 *

1 1 3 7

1 1 3 8

1 1 4 0 *

A m o u n t

-378.00

-700.00

-4 ,000.00

-1 ,000 .00

- 4 , 0 0 0 . 0 0

- 1 ,183 .63

-1 ,300 .00

-4 ,000 .00

Da te Check #

7 1 2 1 / 2

07 /15 /21

7 1 4 2

1 1 4 3

07115/21

07 /23 /21

0 7 / 2 3 / 2 1

07 /26 /21

07 /27 /21

07 /29 /21

1 7 4 4

1 1 4 5

1 1 4 6

1 1 4 7

1 1 4 8

1 1 5 0 *

T o t a l  c h e c k s

T o t a l  #  o f  c h e c k s

A m o u n t

- 5 ,880 .40

- 3 4 . 4 6

-2 ,000 .00

-$39,661.82

-$60,180.82

A m o u n t

- 1 , 2 1 0 . 0 0

5 0 0 . 0 0

- 4 , 2 5 0 . 0 0

- 2 , 0 0 0 . 0 0

-3 ,900 .00

-3 ,000 .00

- 3 . 2 5 0 . 0 0

- $ 3 4 , 7 0 4 . 0 8

1 6

* There is a gap in sequential check numbers

S e r v i c e  f e e s

Your Overdraft and NSF: Returned Item fees for this statement period and year to date are shown below.

Total for this period Total year-to-date

Total Overdraft fees $0.00 $35.00

Total NSF: Returned Item fees $0.00 $0.00

We want to help you avoid overdraft and returned item fees. Here are a few ways to manage your account and stay on top
of your balance:

- Set up Overdraft Protection in Online Banking to avoid declined transactions and save on overdraft fees
- Sign up for Alerts (footnote 1) to get an email or text message when your balance becomes low

Please call us or visit us if you have any questions or to discuss your options.

(footnote 1) You may elect to receive alerts via text or email. Bank of America does not charge for this service but your mobile carrier's
message and data rates may apply. Delivery of alerts may be affected or delayed by your mobile carrier's coverage.

The Monthly Fee on your primary Business Advantage Relationship Banking account was waived for the statement period ending 06/30/21. A
check mark below indicates the requirement(s) you have met to qualify for the Monthly Fee waiver on the account.

/ $15,000+ combined average monthly balance in linked business accounts has been met

Become a member of Preferred Rewards for Business has been met

For information on how to open a new product, link an existing service to your account, or about Preferred Rewards for Business please call
1.888.BUSINESS or visit bankofamerica.com/smallbusiness.

cont inued on the next page

Page 6 of 10
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EXISTING 3 STORY.
MASONRY

DWELLING #44
1ST FLOOR ELEV.=14.9

FOYER ELEV.=5.7
G.F.E.=5.4

ROOF PEAK ELEV.=34.0
(UNDER CONSTRUCTION)

(2,475 SF)

N.J.S
.P.C.S.

LOT 8

LOT 5.01

PROP. GRAVEL
DRIVE

22.0'

3.3

5.3

5.3

TC 4.0
BC 3.5

TC 3.8
BC 3.5

TC 5.0
BC 4.5

TC 5.1
BC 4.6

TC 5.2
BC 4.7

TC 5.3
BC 4.8

TC 5.4
BC 4.9

5.2

5.1

5.3

4

5

5.4

PROP. CURB

4

PROP. 1ST STORY
OPEN DECK ABOVE
FFE=5.1

PROP. 2-CAR
GARAGE
GFE=5.4

PROP. 2-CAR
GARAGE
GFE=5.4

PROP.
COVERED
PORCH @ 5.2
CONC. SLAB

PROP. CONCRETE
SLAB BELOW
FFE=5.4

O
.H

. D
O

O
R

O
.H

. D
O

O
R

O
.H

. D
O

O
R

O
.H

. D
O

O
R

O.H. DOOR

ENCLOSED
FOYER/STAIRS
@ 5.70

PROP.
COVERED
PORCH @ 5.2
CONC. SLAB

PROP.
ELEVATOR

EXISTING CO TO
REMAIN TO SERVICE
LOT 5.01

3' WIDE PROP. STAIRS
& LANDING WITH
CONCRETE SLAB

BELOW

EX. SAN. SEWER
LATERAL

EX. WATER
LATERAL

CONC. SIDEWALK TO
BE REPLACED ALONG
ENTIRE FRONTAGE OF
FOURTH STREET

5.4
4.1

3.6

3.3

PROP. CONC.
SLAB

ROOF OVERHANG

3.33.3

4.4

36.1'

36.1'

56
.5

'

56
.5

'

12
.5

'

CONC. TO BE
REMOVED

PROP. GRASS
PROP. GRASS

1.5' UPPER LEVEL
FLOOR PROJECTION

(TYP.)

5.3

TC 5.4
BC 4.9

AG

200'

20
0'

36.1'

36.1'

56
.5

'

56
.5

'

12
.5

'

3 BM

4 BM
4 BM

AG

AG

MULCH BED (TYP.)

PREPARED FOR: SOLAR POWERED 44, LLC

NEW JERSEY

LOT 7.01 BLOCK 58

BOROUGH OF HIGHLANDS
COUNTY OF MONMOUTH

MINOR SITE PLAN
W/ 'D' VARIANCE

“THE OWNER OR HIS/HER DESIGNATED REPRESENTATIVE SHALL NOTIFY THE UNDERSIGNED PROFESSIONAL IMMEDIATELY IF CONDITIONS ARE
ENCOUNTERED ON-SITE CONTRARY TO THOSE DEPICTED ON THIS PLAN.  THE UNDERSIGNED PROFESSIONAL SHALL BE GRANTED ACCESS TO THE SITE AND
PROVIDED ADEQUATE TIME TO REVIEW AND, IF NECESSARY, AMEND THE DESIGN BASED UPON THE OBSERVED SITE CONDITIONS.”

44 MILLER STREET

ZONING MAPTAX MAP
SCALE: 1"=150'

KEY MAP
N.T.SN.T.S

DONNA M. BULLOCK

P.O. BOX 5232
TOMS RIVER, N.J.  08754
TEL: 732-270-9690
FAX: 732-270-9691
www.morganengineeringllc.com

CERTIFICATE OF AUTHORIZATION: 24GA28229800

LEGEND
PROPOSED

4.5

TREE LINE
FENCE LINE
WATER LINE

WATER VALVE
SANITARY SEWER LINE
SANITARY CLEANOUT

MANHOLE
GAS LINE

INLET
CONTOURS

MINOR

MAJOR

SPOT ELEVATION
SURFACE FLOW DIRECTION

LIMIT OF DISTURBANCE

SILT FENCE

5
1

ABBREVIATION
TC / BC - TOP/BOTTOM CURB GRADE
TW / BW - TOP/BOTTOM WALL
F.F.E. - FIRST FLOOR ELEVATION
B.F.E. - BASEMENT FLOOR ELEVATION
G.F.E. - GARAGE FLOOR ELEVATION
T.B.R. - TO BE REMOVED
N.T.S. - NOT TO SCALE

VARIANCES REQUIRED:
1. REQUIRED: FRONT YARD SETBACK (FOURTH STREET) = 20 FT.

EXISTING & PROPOSED: FRONT YARD SETBACK (FOURTH STREET) = 0.9 FT.

2. REQUIRED: FRONT YARD SETBACK (MILLER STREET) = 20 FT.
EXISTING & PROPOSED: FRONT YARD SETBACK (MILLER STREET) = 3.6 FT.

3. REQUIRED: FRONT YARD SETBACK (MILLER STREET RET. WALL) = 20 FT.
EXISTING & PROPOSED: FRONT YARD SETBACK (MILLER STREET RET.) = -0.9 FT.

4. REQUIRED: FRONT YARD SETBACK STEPS/LANDING (FOURTH ST ) = 3 FT.
EXIST. & PROPOSED: FRONT SETBACK STEPS/LANDING (FOURTH STREET) = 0.8 FT.

5. REQUIRED: MAXIMUM BUILDING COVERAGE IS 33%
EXISTING & PROPOSED: BUILDING COVERAGE IS 41.3%

6. REQUIRED: TWO-FAMILY DWELLINGS ARE NOT PERMITTED IN THE R-2.02 ZONE.
EXISTING & PROPOSED: TWO-FAMILY DWELLING IN THE R-2.02 ZONE

SUBMISSION WAIVERS REQUESTED:

1. 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: LOCATION OF ALL RIGHTS-OF-WAY, STREETS, BUILDINGS AND OTHER
FEATURES ON THE SUBJECT SITE AND IN THE RIGHT-OF-WAY ALONG THE 
FRONTAGE OF THE PROPERTY.

2. LOCATION OF ALL STRUCTURES WITHIN SEVENTY-FIVE (75) FEET OF THE PROPERTY.

PROVIDED: LOCATION OF ALL STRUCTURES ON THE SUBJECT SITE AND THE 
LOCATION OF THE NORTHEASTERN WALL/BUILDING CORNERS OF THE DWELLING
ON THE ADJACENT LOT (LOT 5.01) AND SOUTHWESTERLY BUILDING CORNER AND
DRIVEWAY OF ADJACENT LOT 8.

3. STORMWATER 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.

PROVIDED: NONE.

4. 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.

PROVIDED: EXISTING CONTOURS AND SPOT ELEVATIONS ON THE SUBJECT SITE.

* - EXISTING NON-CONFORMING
** - VARIANCE REQUIRED
*** - PER § WHERE A DWELLING IS CONSTRUCTED OR RECONSTRUCTED TO

PROVIDE THE REQUIRED PARKING UNDER THE STRUCTURE, THE MAXIMUM
BUILDING HEIGHT SHALL BE INCREASED BY TWO AND ONE-HALF (2 12) FEET.

N.C. - NO CHANGE

ZONE R-2.02 REQUIREMENTS
REQUIRED EXISTING PROPOSED

MIN. LOT AREA 4,000 S.F. 4,920 S.F. 4,920 S.F.

MIN. LOT DEPTH 75 FT. 70.75 FT.* 70.75**

MIN. LOT FRONTAGE/WIDTH

FOURTH STREET 50 FT. 80 FT. 80 FT.

MILLER STREET 50 FT. 61.50 FT. 61.50 FT.

MIN. FRONT SETBACK:

FOURTH STREET 20 FT. 1.1 FT.* 0.9 FT.**

MILLER STREET 20 FT. 3.3 FT.* 3.6 FT.**

MASONRY WALL 20 FT. - -0.7' **

MIN. SIDE SETBACK 6/8 FT. 7.3/29.8 FT. N.C.

FOURTH STREET 2 FT. 20 FT. 7.3 FT.

MILLER STREET 6 FT. 24 FT. 22.5 FT.

MAX. BUILDING COVERAGE 33% - 41.3%**

MAX. LOT COVERAGE 75% - 53.7%

MIN. DECK/STAIRS SETBACK 3 - 0.8 FT.**

BUILDING HEIGHT*** 32.5 FT. 24.5 FT. 30 FT.+/-

ON-SITE PARKING 3 2 4

BUILDING COVERAGE
DESCRIPTION EXISTING PROPOSED

DWELLING 2,032 S.F. N.C.

BUILDING LOT COVERAGE 2,032 S.F. N.C.

LOT AREA 4,920 S.F.

TOTAL BUILDING 41.3% N.C.

LOT COVERAGE

LOT COVERAGE
DESCRIPTION EXISTING PROPOSED

BUILDING COVERAGE 2,032 S.F. N.C.

CONCRETE 236 S.F. 167 S.F.

CURB - 46 S.F.

ELEV. CONC. DECK 443 S.F. N.C.

IMPERVIOUS LOT COVERAGE 2,711 S.F. 2,642 S.F.

LOT AREA                          4,920 S.F.

TOTAL IMPERVIOUS 55.1% 53.7%

LOT COVERAGE

GENERAL NOTES:
1. THIS MAP IS NOT A SURVEY.

2. THE PURPOSE OF THIS MAP IS FOR OBTAINING A USE VARIANCE FROM THE
BOROUGH OF HIGHLANDS FOR THE CONSTRUCTION OF A TWO- FAMILY DWELLING
WITH APPURTENANT SITE IMPROVEMENTS.

3. PROPOSED DWELLING:
LOWER LEVEL - GARAGE/STORAGE/ELEVATOR
1ST STORY - LIVING SPACE/OPEN DECK
2ND STORY - LIVING SPACE
3RD STORY - ATTIC/OPEN DECK

4. BOUNDARY AND TOPOGRAPHIC INFORMATION SHOWN HEREON TAKEN FROM A
CERTAIN PLAN ENTITLED "TOPOGRAPHIC SURVEY, LOT NO. 7.01, BLOCK NO. 58,
BOROUGH OF HIGHLANDS, COUNTY OF MONMOUTH, NEW JERSEY," PREPARED BY
MORGAN ENGINEERING & SURVEYING, LLC, DATED 4/3/25, LAST REVISED 8/29/25.+

5. AN UPDATED BOUNDARY AND TOPOGRAPHIC SURVEY HAS BEEN PROVIDED TO
LOCATED THE EXISTING DWELLING AND DRIVEWAY ON ADJACENT LOT 8.

6. PER THE STATE OF NEW JERSEY DEPARTMENT OF ENVIRONMENTAL PROTECTION
BUREAU OF GIS' NJ-GEOWEB INTERACTIVE MAPPING APPLICATION, WETLANDS DO
NOT APPEAR TO EXIST ON THE SUBJECT PROPERTY.

7. PROPERTY IS LOCATED IN FLOOD ZONE AE ELEV. 11 AS SHOWN ON CURRENT FIRM
MAP #34025C0088H, DATED 6/15/2022.

8. PROPERTY IS LOCATED IN FLOOD ZONE AE ELEV. 11 AS SHOWN ON PRELIMINARY
FIRM MAP #34025C0088J, DATED 1/31/2014.

9. NO NEW SEWER & WATER OR GAS CONNECTIONS ARE REQUIRED FOR THE
PROPOSED DWELLING. EXISTING SEWER AND WATER LATERALS TO BE UTILIZED.

10. EXISTING UTILITIES TO BE MARKED OUT PRIOR TO THE START OF CONSTRUCTION.

11. ALL ELEVATIONS ARE IN NAVD 1988 DATUM THROUGH GPS OBSERVATIONS USING
LEICA RTK GPS NETWORK.

12. THIS PROPERTY IS LOCATED WITHIN THE R-2.02 (SINGLE FAMILY RESIDENTIAL)
ZONE.

13. TWO-FAMILY DWELLINGS ARE NOT PERMITTED IN THE R-2.02 SINGLE FAMILY
RESIDENTIAL DISTRICT.

14. MORGAN ENGINEERING HAS NOT EVALUATED THE SUBSURFACE SOIL CONDITIONS
TO ASCERTAIN THE DEPTH TO GROUNDWATER OR THE SEASONAL HIGH WATER
TABLE WITHIN THE FOOTPRINT OF THE DWELLING. THE HOMEOWNER, OR THEIR
REPRESENTATIVE, SHALL COORDINATE WITH A QUALIFIED PROFESSIONAL TO
ENSURE THE CONSTRUCTION COMPLIES WITH THE NEW JERSEY BUILDING CODE
WITH RESPECT TO SEPARATION TO THE SEASONAL HIGH WATER TABLE. SHOULD
THIS TESTING PRODUCE RESULTS IN CONFLICT WITH THE PROPOSED DESIGN, THE
UNDERSIGNED PROFESSIONAL SHOULD BE NOTIFIED IMMEDIATELY.

15. LIMIT OF DISTURBANCE = 1,500 S.F. / 0.034 AC.

16. APPLICANT IS RESPONSIBLE FOR ANY DAMAGE TO ANY/ALL EXISTING CURB,
SIDEWALK, ROADWAY AND OTHER OFF-SITE OBJECTS MADE DURING
CONSTRUCTION AND MUST BE REPAIRED AND/OR REPLACED TO THE SATISFACTION
OF THE BOROUGH ENGINEER AND COSTS PAID BY THE APPLICANT.

17. ALL ROOF LEADERS ARE TO BE DIRECTED TOWARD FOURTH STREET AND MILLER
STREET. NO RUNOFF FROM THE ROOF LEADERS SHALL DISCHARGE TO ADJACENT
PROPERTY.

18. MECHANICAL, PLUMBING AND ELECTRICAL SYSTEMS SHOULD BE ABOVE LOCAL
DESIGN FLOOD ELEVATION (LDFL).

200' PROPERTY OWNERS LIST
APPLICATION NO. 25-10 APPROVED/DISAPPROVED BY THE HIGHLANDS BOROUGH
PLANNING BOARD/BOARD OF ADJUSTMENT.

CHAIRMAN DATE

SECRETARY DATE

BUILDING HEIGHT CALCULATION EXHIBIT
1

2

4

3

SPOT I.D. EX. ELEVATION
1. 3.6
2. 4.1
3.    5.4
4. 3.3

  TOTAL 16.4

18.5  4 = 4.1 AVERAGE GRADE

PEAK ELEV.= 34.0 - 4.1 = 29.9

BUILDING HEIGHT = 30 FT.+/-

SCALE: 1"=40'

ROOF PEAK ELEV.=34.0

AVG. GRADE ELEV.= ±4.6

G.F.E.=5.4

F.F.E.=14.9

N.T.S.

BUILDING HEIGHT DETAIL

22
'

BASE FLOOD ELEV.=11

APP #25-10

PARKING CRITERIA:
REQUIRED: 1.5 SPACES/UNIT FOR TWO-BEDROOM UNIT
2 UNITS X 1.5 SPACES = 3.0 SPACES REQUIRED
PROVIDED: 2 GARAGE SPACES/UNIT = 4 SPACES TOTAL - COMPLIES

DESIGN FLOOD ELEV.=12

1 FT. FREEBOARD

29
.4

'

SHEET INDEX

SHEET
No. SHEET DESCRIPTION

1 TITLE SHEET

2 VEHICLE CIRCULATION PLAN

3 LANDSCAPE PLAN
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EXISTING 3 STORY.
MASONRY

DWELLING #44
1ST FLOOR ELEV.=14.9
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N.J.S
.P.C.S.
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LANDSCAPE SCHEDULE

COMMON NAMEBOTANICAL NAME SIZE/COMMENT

AG 3'-4' B & BAMELANCHIER X GRANDIFLORA 'AUTUMN BRILLIANCE' AUTUMN BRILLIANCE SERVICEBERRY

BM 12"-18" CONT.BUXUS MICROPHYLLA LITTLELEAF BOXWOOD

IG 21"-24" CONT.INKBERRY HOLLYILEX GLABRA

KEY

4

18

2

QTY

N.T.S.
DECIDUOUS TREE PLANTING

SET TREE PLUMB

36
"

6"

6" 6"

NEVER CUT OR PRUNE CENTRAL
LEADER OR TRUNK

PRUNE FOR VIGOR, MAINTAIN
NATURAL GROWTH HABIT

DRIVE STAKES AT ANGLE AND
DRAW TO VERTICAL

2 -2"x 2"x 8' HARD WOOD STAKES @ 120°.
REMOVE AFTER FIRST FULL GROWNING YEAR

PLASTIC CHAINLINK TREE TIE

4" MULCH LAYER SHALL BE KEPT 6" FROM TREE
AND ROOT FLAIR

FORM SAUCER AROUND
PLANTING PIT OR BED

PREPARED BACKFILL: AS SPECIFIED
PLACE IN LIFTS AS REQ'D.
REMOVE CORD AND BURLAP
AS REQ'D.

TAMP IN LIFTS TO PREVENT
AIR POCKETS, SOAK BACKFILL
AFTER PLANTING

COMPACTED OR UNDISTURBED
SOIL

18"

ALL STREET TREES PLANTED WITHIN THE SHADE
TREE EASEMENT SHALL BE LIMBED UP AT TIME PF
PLANTING TO A MINIMUM HEIGHT OF EIGHT (8)
FEET, AND MAINTAINED AS NECESSARY TO
ENSURE CONTINUED SAFE SITE VISIBILITY.

8'

LANDSCAPING AND PLANTING NOTES:
1) THE CONTRACTOR SHALL FURNISH AND PLANT ALL PLANT MATERIALS SHOWN ON THE DRAWINGS, AS

SPECIFIED, AND IN QUANTITIES INDICATED ON THE PLANT LIST. THE OWNER OR HIS AUTHORIZED
REPRESENTATIVE SHALL BE NOTIFIED PRIOR TO BEGINNING PLANTING OPERATIONS.

2) STANDARDS: ALL PLANTS SHALL BE IN CONFORMANCE WITH THE AMERICAN STANDARD FOR NURSERY
STOCK, LATEST EDITION, PUBLISHED BY THE AMERICAN ASSOCIATION OF NURSERYMEN, INC. WITH
REGARD TO SIZING AND DESCRIPTION.

3) QUALITY: ALL PLANTS SHALL BE NURSERY GROWN AND HARDY UNDER CLIMATIC CONDITIONS SIMILAR
TO THOSE IN THE LOCALITY OF THE PROJECT. ALL PLANTS SHALL BE TYPICAL OF THEIR SPECIES OR
VARIETY AND SHALL HAVE A NORMAL HABIT OF GROWTH. THEY SHALL BE SOUND, HEALTHY AND
VIGOROUS, WELL BRANCHED AND DENSELY FOLIATED WHEN IN LEAF. THEY SHALL BE FREE OF DISEASE
AND INSECT PESTS, EGGS OR LARVAE. THEY SHALL HAVE HEALTHY, WELL DEVELOPED ROOT SYSTEMS.

4.) SUBSTITUTIONS:  WHEN PLANTS OF A SPECIFIED KIND OR SIZE ARE NOT AVAILABLE WITHIN REASONABLE
DISTANCE, SUBSTITUTIONS MAY BE MADE UPON REQUEST BY THE CONTRACTOR, IF APPROVED BY THE
TOWNSHIP ENGINEER.

5) SIZE: ALL PLANTS SHALL CONFORM TO THE MEASUREMENTS SPECIFIED ON THE PLANT LIST UNLESS
OTHERWISE AUTHORIZED IN WRITING BY THE TOWNSHIP ENGINEER.

6) PRUNING: EACH TREE AND SHRUB SHALL BE PRUNED IN ACCORDANCE WITH AMERICAN ASSOCIATION OF
NURSERYMEN, INC. STANDARDS TO PRESERVE THE NATURAL CHARACTER OF THE PLANT. ALL DEAD
WOOD OR SUCKERS AND BROKEN OR BADLY BRUISED BRANCHES SHALL BE REMOVED.

7) ROOT SYSTEMS: BALLED AND BURLAPPED PLANTS SHALL BE DUG WITH FIRM NATURAL BALLS OF EARTH
OF DIAMETER AND DEPTH TO INCLUDE MOST OF THE FIBROUS ROOTS. CONTAINER GROWN STOCK
SHALL HAVE BEEN IN A CONTAINER LONG ENOUGH FOR THE ROOT SYSTEM HAVE DEVELOPED
SUFFICIENTLY TO HOLD ITS SOIL TOGETHER FIRM AND WHOLE. NO PLANTS SHALL BE LOOSE IN THE
CONTAINER OR BALL.

8) PROTECTOR: ROOTBALLS, TRUNKS, BRANCHES AND FOLIAGE OF PLANTS SHALL BE ADEQUATELY
PROTECTED AT ALL TIMES FROM SUN AND DRYING WINDS OR FROST. PLANTS WITH BROKEN ROOT
BALLS OR EXCESSIVE DAMAGE TO THE CROWN SHALL BE REPLACED, IN KIND, PRIOR TO INSTALLATION.

9) MULCH/LOOSE STONE: IMMEDIATELY FOLLOWING PLANT INSTALLATION ALL TREE AND SHRUB PLANTING
PITS SHALL BE COVERED WITH SHREDDED HARDWOOD MULCH OR OTHER MATERIAL APPROVED BY THE
TOWNSHIP ENGINEER. THE LIMITS OF THIS MULCH FOR DECIDUOUS TREES AND SINGLE EVERGREEN
TREES SHALL BE THE AREA OF THE PIT; FOR EVERGREEN TREES CLUSTER OR SHRUB MASSES.

10) ANTI-DESICCANT SPRAY:  TREES AND WHEN PLANTED IN LEAF SHALL BE TREATED WITH ANTI-DESICCANT
SUCH AS "WILT PROOF".

11) PLANTING MIX BEFORE BACKFILLING:  THE TOPSOIL BACKFILL MIXTURE SHALL BE PREPARED AND MIXED
TO THE FOLLOWING PROPORTIONS: DECIDUOUS PLANTS - TWO PARTS BY VOLUME OF TOPSOIL, ONE
PART ORGANIC COMPOST AND FIVE POUNDS BONE MEAL PER CUBIC YARD.
EVERGREEN PLANTS - THREE PARTS BY VOLUME OF TOPSOIL AND ONE PART ORGANIC COMPOST.
FERTILIZER - TO THE ABOVE MIXTURES, ADD THREE POUNDS OF SPECIFIED COMMERCIAL FERTILIZER
FOR TREES UP TO THREE INCHES (3") IN CALIPER AND ONE POUND PER INCH OF CALIPER FOR LARGER
TREES.  SHRUBS SHALL BE FERTILIZED WITH SIX (6) OUNCES OF FERTILIZER FOR SHRUBS FOUR FEET (4')
AND OVER.

12) STAKING AND GUYING: ALL TREES SHALL BE STAKED AND GUYED ACCORDING TO ACCEPTED INDUSTRY
PRACTICE.

13) LAYOUT: THE CONTRACTOR SHALL LAY OUT WITH IDENTIFIABLE STAKES, THE LOCATION OF ALL PLANTS
AND THE ARRANGEMENT AND OUTLINES OF PLANTING BEDS AS INDICATED ON THE DRAWINGS. THE
LAYOUT OF PLANTING SHALL BE APPROVED BY THE TOWNSHIP ENGINEER PRIOR TO ANY EXCAVATION
OF PLANTING PITS OR PREPARATION OF PLANTING BEDS. ALL PLANTING SHALL BE THE LOCATIONS
INDICATED ON THE DRAWINGS. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PLANTING AT THE
CORRECT GRADES, ALIGNMENT AND LAYOUT OF PLANTING BEDS. MINOR ADJUSTMENTS TO TREE
LOCATIONS MAY BE NECESSARY DUE TO FIELD CONDITIONS AND FINAL GRADING. THE CONTRACTOR
SHALL NOTIFY THE TOWNSHIP ENGINEER IF MAJOR ADJUSTMENTS ARE ANTICIPATED.

14) ADVERSE CONDITIONS:  THE CONTRACTOR SHALL NOTIFY THE TOWNSHIP ENGINEER IN WRITING OF ANY
SOIL OR DRAINAGE CONDITIONS WHICH THE CONTRACTOR CONSIDERS DETRIMENTAL TO PLANT
GROWTH. THE DOCUMENTED CONDITIONS SHALL INCLUDE A PROPOSAL FOR CORRECTING THE
SITUATION, INCLUDING ANY CHANGE IN COST FOR REVIEW AND ACCEPTANCE BY THE TOWNSHIP
ENGINEER.

15) QUANTITY: THE QUANTITY OF PLANTS INDICATED IN THE PLANT SCHEDULE IS FOR GENERAL REFERENCE
ONLY. THE CONTRACTOR SHALL OBTAIN QUANTITIES FOR PRICING BY COMPILING NUMBERS FROM THE
PLANTS ILLUSTRATED ON THE DRAWINGS. SHOULD THERE BE A DISCREPANCY BETWEEN THE DRAWINGS
AND THE PLANT SCHEDULE, THE QUANTITIES ILLUSTRATED ON THE DRAWINGS SHALL TAKE
PRECEDENCE.

16) GUARANTEE: ALL PLANT MATERIAL SHALL BE GUARANTEED BY THE CONTRACTOR FOR A TWO (2) YEARS
FROM THE DATE OF INSTALLATION.  THE OWNER SHALL BE RESPONSIBLE FOR MAINTENANCE UNLESS
OTHERWISE AGREED BY THE CONTRACTOR. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO
MONITOR THE PROJECT DURING THE GUARANTEE PERIOD AND NOTIFY THE OWNER IN WRITING IF
PROBLEMS ARE OCCURRING OR SITUATIONS DEVELOP THAT APPEAR DETRIMENTAL TO THE PLANT
MATERIAL. ANY PLANT MATERIAL THAT IS 25% DEAD OR MORE SHALL BE CONSIDERED DEAD AND MUST
BE REPLACED AT NO CHARGE TO THE OWNER. A TREE SHALL BE CONSIDERED DEAD WHEN THE MAIN
LEADER HAS DIED BACK OR THERE IS 25% OF THE CROWN DEAD.

17) THE CONTRACTOR SHALL BE RESPONSIBLE FOR WATERING AND MAINTAINING ALL LANDSCAPING AND
VEGETATION DURING THE DURATION OF CONSTRUCTION AND UNTIL FINAL PAYMENT.

18) ROOT BALLS SHALL BE PLACED ATOP UNDISTURBED SUBGRADE.
19) NO CHEMICAL FERTILIZER SHALL BE ADDED UNTIL THE TREE HAS BEEN PLANTED FOR ONE(1) YEAR.
20) NO TOPSOIL SHALL BE REMOVED FROM THE SITE OR USED AS SPOIL, EXCEPT AS MAY BE PROVIDED FOR

IN A SOIL REMOVAL PERMIT. ALL TOPSOIL SHALL BE REDISTRIBUTED ON-SITE. ALL REGARDED AREAS
AND LAWN AREAS SHALL BE COVERED BY A FOUR (5") INCH MINIMUM THICKNESS OF TOPSOIL PER SOIL
EROSION REGULATIONS. SHEET 7-8.

21) NO MATERIAL OR TEMPORARY SOIL DEPOSITS SHALL BE PLACED WITHIN PROTECTED ROOT ZONE OF
ANY TREE OR SHRUB PER SOIL EROSION REGULATIONS.

22) ALL TREE STUMPS AND OTHER TREE PARTS ARE TO BE REMOVED FROM THE SITE. NO TREE STUMPS,
PORTIONS OF A TREE TRUNKS OR LIMBS SHALL BE BURIED ANYWHERE IN THE DEVELOPMENT.

23) THE DEVELOPER SHALL SELECTIVELY THIN AND REMOVE ALL DEAD AND DYING VEGETATION.
24) THE HOLE IN WHICH THE TREE IS TO BE PLANTED MUST BE 13 LARGER IN WIDTH AND DEPTH THAN THE

ROOT BALL.
25) THE NURSERY SHALL ATTACH IDENTIFICATION TAGS OF THE EXACT VARIETY OF VEGETATION TO AT

LEAST ONE PLANT OF EACH VARIETY.
26) TREE PROTECTION SHALL BE IN CONFORMANCE WITH SOIL EROSION STANDARDS AND APPROVED SOIL

EROSION PLANS AS PART OF THIS SET.
27) SHADE TREES SHALL HAVE NO BRANCHES LOWER THAN 7 FEET ABOVE GRADE.
28) ALL DEAD OR SEVERELY DECLINING PLANTS SHALL BE REPLANTED WITHIN THE NEXT GROWING SEASON

FOR 1 YEAR FROM THE TIME OF PLANTING.
29) ALL STAKES AND GUYS SHALL BE REMOVED AFTER ONE GROWING SEASON.
30) BURLAP AND TWINE SHALL BE REMOVED FROM THE TOP OF THE ROOT BALL.
31) ADDITIONAL PLANTINGS MAY BE PROPOSED IN THE BUFFER AREAS IF THE TOWNSHIP ENGINEER

REQUIRES AFTER CLEARING AND CONSTRUCTION OF THE BUILDING.
32) A TREE REMOVAL PERMIT SHALL BE OBTAINED PRIOR TO THE REMOVAL OF ANY TREES.

LM 21"-24" CONT.BIG BLUE LILYTURFLIRIOPE MUSCARI 'BIG BLUE'7

N.T.S.
SHRUB PLANTING

SIDEWALK DETAIL CONCRETE CURB DETAIL N.T.S.
PROPOSED STONE DRIVEWAY SECTION

6"
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December 11, 2025 

 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

 

Re: Completeness Review No. 2 

Applicant: Mark Landgrebe 

Minor Site Plan with Use Variance  

Block 58, Lot 7.01 

44 Miller Street 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB25-10 

 

Dear Ms. Tran: 

 

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

Zoning and Land Use Regulations.  

 

The Applicant is currently submitting updated plans for a Minor Site Plan with ‘D’ Variance. The Applicant seeks to 

complete the construction of a three-story, two (2) unit duplex with parking on the existing lot. The partially 

constructed duplex is situated on a 4,920 sf (0.113 Ac) lot and is located in the R-2.02 Single-Family Residential 

District and in the AE Flood Hazard area.  

 

The former duplex on the lot collapsed and was subsequently demolished. A new duplex is partially constructed 

on the former foundation as per the Applicant. A Stop Work Order was issued on March 4, 2024, and the following 

is a property history leading to the current application. 

 

The Applicant purchased the property in 2021 with an existing attached duplex. An approved zoning permit was 

issued on March 31, 2021, by Middletown Township/Borough of Highlands to lift the existing duplex to meet the 

required BFE, over existing footprint and having no bedroom increase. The vacant dwelling collapsed and was 

demolished on August 10, 2021. The Applicant then began new construction (date unknown and approvals 

unknown). 

 

Ms. Courtney Lopez, Zoning Officer, found a partially constructed two-family structure to be non-conforming within 

the R-2.02 Single- Family Residential District and issued a Notice of Zoning Violations stating a Stop Work Order 

on March 4, 2024 under Section 21-98.A of the Municipal Zoning Ordinance (shown at end of the section). The 

notice stated, “Infraction: The existing nonconforming two-family dwelling has been removed (2021) and a new 

two-family structure has been constructed without proper zoning.  We are issuing you a Stop Work Order for any 

future property improvements until an application is submitted to the Land Use Board for d(1) use variance 

approval and all proper permits are issued from any and all required departments prior to any further work being 

conducted at this site.”. To comply by April 3, 2024. 

 

August 20, 2024, the applicant received a Denial of Zoning Permit and construction to halt. The denial referenced 

Sections 21-98.A and C of the Municipal Zoning Ordinance (shown at end of the section). The Denial of Zoning 

Permit stated, “Construction of New Two-Family Duplex has been denied for noncompliance with provisions of 

Sections 21-98.A and C of the Municipal Zoning Ordinance for the following reasons: D(1) use variance approval 

is required to construct a new two-family duplex in the R2.02 single family zone.”  

 

The Applicant received a Notice of Unsafe Structure on September 13, 2024, and was ordered to demolish the 

new two-family structure by October 4, 2024.  

 

The Applicant received a follow up to the Notice of Unsafe Structure status on December 17, 2024, and was fined 

on January 12, 2025.  

 

To summarize, the original duplex was an existing non-conforming use in the R-2.02 Single-Family Residential 

District. In 2021, the original duplex was approved to be raised, however the structure was vacant, collapsed and 
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Applicant: Mark Landgrebe 

Block 58, Lot 7.01 

44 Miller Street 

Borough of Highlands, Monmouth County, New Jersey  
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Page 2 of 6 

 

was demolished. Once the structure was demolished and removed, the former non-conforming use became 

invalid for the property according to Sections 21-98.A and C. The Applicant was instructed by the March 4, 2024, 

and August 20, 2024, denials that a use variance was required and could be submitted for approval by the Land 

Use Board. However, the Applicant received a Notice of Unsafe Structure on September 13, 2024, and was 

ordered to demolish the new two-family structure by October 4, 2024. 

 

On September 27, 2024, an application for a Variance and an appeal for the zoning denial was submitted with 

Surveys and Architectural Plans. Subsequently, on February 10, 2025, sketches and architectural plans were 

submitted for review. 

 

The Completeness Review letters dated October 21, 2024, and February 19, 2025, noted Sections 21-98.A and C 

with the full descriptions. Both reviews noted the application as incomplete and that a D (1) Use Variance, Site 

Plan and checklist were required for the Board to make an informed review and decision regarding the 

application.  

 

Section 21-98.A, 

Continuance. Except as otherwise provided herein, nonconforming uses or structures which lawfully existed at 

the time of passage of this chapter may be continued even though such uses or structures do not comply with 

the regulations of this chapter; provided, however, that: 

 

1.  A nonconforming use shall not be expanded or changed to another nonconforming use. 

 

2.  Any addition to an existing nonconforming building may be constructed to continue the existing building 

setback but shall not be permitted to encroach further into the required setback than the existing 

structure. 

 

3.  Abandonment. A nonconforming use that has been abandoned shall not thereafter be reinstated. A 

nonconforming use shall be judged to have been abandoned: 

 

a.  When it is changed to a conforming use. 

 

b.  In cases where such nonconforming use is a building or structure designed for such use, when it 

has been voluntarily discontinued for a period of twenty-four (24) consecutive months. 

 

c.  In cases where such nonconforming use is of a building or structure not designed for such use or 

is of a lot or land whereon there is no consequential building or structure devoted to such use, 

when it has been voluntarily discontinued for a period of twelve (12) consecutive months. 

 

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. 

  

We have reviewed the following documents submitted in support of the above referenced application for 

completeness purposes:  

 

1. Copy of a plans entitled, “Minor Site Plan w/ ‘D’ Variance, 44 Miller Street, Lot 7.01, Block 58, Borough 

of Highlands, Monmouth County, New Jersey”, prepared by Morgan Engineering, signed and dated May 

7, 2025, revised September 19, 2025 and last revised November 17, 2025, 3 sheets; 

 

2. Copy of a set of architectural plans entitled, “Two Family Residence for Landgrebe, 44 Miller Street, 

Highlands, NJ, Lot# 7.01, Block# 58”, prepared by James T. Daley Architect + Associates, dated 

February 23, 2021, and last issued date January 23, 2025 and last revised November 22, 2025, 5 

sheets; 

 

3. Copy of a plan entitled “Survey of Property, 44 Miller Street, Lot 7.01, Block 58, Borough of Highlands, 

Monmouth County, New Jersey”, prepared and signed by Charles Surmonte, PE, PLS, dated November 

11, 2020. Survey provided with first and second submission; under initial submission and review dated 

August 12, 2025. 
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The Applicant has satisfied many of the comments as outlined within the previous Completeness Review Letter 

No. 1 dated August 12, 2025, however, we offer the following comments and recommendations for a Minor Site 

with Use Variance for the Land Use Board’s consideration:  

 

I. ZONING 

 

1. This property is a corner lot located in the R-2.02 Single-Family Residential District at the northwest 

corner of Miller Street and Fourth Street. 

 

2. The Lot requires a D Use Variance. A two-family dwelling is not permitted in the R-2.02 Single- Family 

Residential District. 

 

To be entitled to use variance relief, the applicant must provide proof to satisfy the positive and 

negative criteria pursuance to N.J.S.A 40:55D-70d.  

 

The Applicant will be required to provide proof during testimony. 

 

3. The Applicant requires six (6) bulk variances based on the current information. To be entitled to bulk 

“c” variance relief, the applicant must provide proof to satisfy the positive and negative criteria 

pursuance to N.J.S.A 40:55D-70c for bulk variances. 

 

The Applicant will be required to provide proof during testimony. 

 

4. The following bulk requirement summary is provided for the Board’s reference.  

 

 

Schedule I – Bulk and Area Requirements 

R-2.02 Single Family Residential District 

 Required Existing Proposed Variance 

Min. Lot Area (sf) 4,000 4,920 4,920 No 

Lot Frontage/Width (ft) 50    

     Miller Street  61.50 61.50 No 

     Fourth Street  80.00 80.00 No 

Lot Depth (ft) 75 70.75 70.75 Yes 

Min. Front Yard Setback (ft) 20(2)    

     Miller Street  3.3(1)F 3.6 Yes 

     Fourth Street  1.1(1)F ±1.1 (confirm) Yes 

Miller Street masonry wall   -0.7 Yes 

Min. Side Yard Setback (ft) 
6/8 

 
   

     Miller Street  24.0 F 22.5 No 

     Fourth Street  20.0 F 29.8 No 

Max. Building Height (ft) (3) 30 24.5 32.5 (confirm) No 

Max. Lot Coverage (%) 75 Unknown 54.6% (confirm) No 

Max. Building Coverage (%) 33 Unknown 41.3% (confirm) Yes 

Min. Deck/Stairs Setback (ft) 3 - 0.8 Yes 

On-Site Parking (spaces) (4) 3 2 4 No 

 

F = Foundation of Former Dwelling per Survey dated 11/11/20 

(1) Existing non-conformity 

(2) Or the average of the existing front yard setback within two hundred (200) feet in the same block and zone, per § 

21-79.B 

(3) Where a dwelling is constructed or reconstructed to provide the required parking under the structure, the maximum 

height shall be increased by two and one-half feet 

(4) 1.5 spaces per unit with 2 bedrooms x 2 units 
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II. CHECKLIST ITEMS 

 

1. A complete checklist was not provided 

 

2. Update the “Submission Waivers Requested:” list on the plan and provide the corresponding checklist 

item number. Provide reason for request. 

 

III. GENERAL COMMENTS 

 

1. Please update the Certification statement on the engineering plan. Replace Planning Board with Land 

Use. 

 

2. Indicate Bulk ‘c’ and ‘D’ variances in the variances requested list. 

 

3. Add the variance for the lot depth in the variances requested list. 

 

4. Masonry wall (variance) should be -0.7 in variance required list. The wall extends over the front property 

line.  

 

5. Provide the 3 ft deck setback line along the front and side property lines.  

 

6. Building square footage is not consistent between the plan, the coverage table and architectural plan 

which are 2,475 sf, 2032 sf, and 1,988 respectively. Please confirm the correct area. 

 

7. There is a mathematical error in calculating the percentage in the Lot Coverage Table. Please correct. 

 

8. Provide the proposed front and side yard setbacks (building) for Fourth Street on the plan. The deck 

setbacks are shown.  

 

9. The zoning side yards of 6 ft and 2 ft. on the plan are incorrect. The required side yard setbacks of 6 ft 

and 8 ft. are applicable to each side.    

  

Provide the side yard setback dimensions (to the dwelling) on the plan and update the zoning chart.   

 

10. Building heights on the site plan and architectural section do not match the floor elevations and peak 

roof elevation. 

 

Building height detail does not match architectural dimensions or is calculated incorrectly. 

 

Determine the correct building height. 

 

Revise the Building Height Detail and Calculation Exhibit. Both are incorrect. Refer to the Architectural 

plans for Roof Peak and grade elevations. Grade elevations are not consistent with the plan. 

 

Refer to §21-8 Definitions for Building Height and Grade Plan part B.  

 

Areas or Portions of the Building Area of a Lot Located Within the Flood Hazard Area: The reference 

plane shall be the more restrictive of the base flood elevation or advisory base flood elevation of the 

flood hazard area plus one (1) foot. 

 

11. Provide all building dimensions of the proposed dwelling on the site plan. 

 

12. Confirm building elevations with architectural plans. 

 

13. Please update the zoning information on the Architectural and Site plans to be consistent.  

 

14. The Upper floors project 0.3’ over the Fourth Street Right-of-Way.  We recommend the overhang be 

reduced or removed.  
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15. The existing contours and spot grades are different than the plan dated May 7, 2025. Contour 4 on the 

previous plan was much closer to the existing concrete apron. Contours 4 and 5 have different 

configurations. Please explain. 

 

16. The garage elevations are different between the site plan and the architectural plan – please correct.  

 

17. Revise the grading leading to the first garage door.   The slope appears to be 20 – 25 percent.    

 

18. Provide dimensions from the proposed driveway curbing to the property line. 

 

19. Confirm the existing elevations of the sidewalk and depressed curb at the proposed gravel driveway. 

Delineate driveway and apron flares along the sidewalk. Dimension the existing depressed curb. 

 

20. Confirm ADA compliance for the existing apron and sidewalks. Replace as needed. 

 

21. Continue the concrete pad from the steps of the south unit to the existing sidewalk. Update the 

impervious coverage accordingly. 

 

22. Indicate walls or railings along the porches adjacent to the driveway and sidewalk for the drop in grade.  

 

23. The sidewalk along Fourth Street is in poor condition and will be replaced per plan note. 

 

Label the junction where proposed meets existing. Provide elevations. Indicate grade breaks. 

 

24. We recommend the depressed curb along Fourth Street be replaced with full face curb matching 

existing curb.  

 

25. Provide additional grades and slope for proposed concrete pad at deck stairways 

 

26. Utilities- 

 

Please indicate the proposed sanitary connection on the plan.  

 

Please indicate the existing and proposed gas service. An existing gas valve is shown in the roadway. 

 

Please indicate the proposed electric service. 

 

27. What is the purpose of the existing cleanout in the driveway near the proposed dwelling and concrete 

slab?  

 

28. Label the dashed line on the plan as landscaping border. 

 

29. Landscaping plan has been provided for this submission. We defer to the planner for comments. 

 

30. A Vehicle Circulation Plan has been provided for this submission. Please include a demonstration for the 

other garages. 

 

31. General notes: 

 

Update Note 2 for c and d variances. 

 

Update Note 15. Limit of disturbance is greater than 1,500 sf. The entire site has been disturbed. 

 

32. Please update construction details: 

 

a. Sidewalk according to § 21-65.17.   

 

Add 6” – ¾” clean crushed stone and compacted subgrade. 
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b. Curb Provided

Update concrete curb to be consistent with a gravel driveway and paved road.

33. Provide Applicant/Owner signature(s):

I HEREBY CERTIFY THAT I AM THE APPLICANT/OWNER OF RECORD OF THE SITE HEREIN DEPICTED AND 

THAT I CONCUR WITH THE PLAN. 

_____________________________________________________________________ 

APPLICANT/OWNER      DATE 

NAME 

STREET  

CITY/TOWN   ZIP CODE 

V. APPROVALS

Approval of this application will be conditioned upon the Applicant obtaining or providing approved

documents for the following:

1. Freehold Soil Conservation Permit (exemption letter provided)

2. Coastal Area Facilities Review Act (CAFRA) Zone, if required per NJDEP

3. Monmouth County (Bay Avenue is within 200 ft. of the site)

Should you have any questions, please do not hesitate to contact me. 

Very truly yours, 

Carmela Roberts, PE, CME, CPWM 

Land Use Board Engineer 

cc:  Michael Muscillo, Borough Administrator, mmuscillo@highlandsnj.gov 

Dustin F. Glass, Esq., Land Use Board Attorney, dglass@padulalawgroup.com 

Courtney Lopez, Zoning Officer, clopez@highlandsnj.gov 

Steven Winters, CFM, Floodplain Administrator, swinters@highlandsnj.gov 

Kathy Shaw, CRS Coordinator, kshaw@highlandsnj.gov 

Donna M. Bullock, PE, Applicant’s Engineer, DonnaB@morganengineeringllc.com 

James T. Daley, AIA, Applicant’s Architect, gymteedaily@aol.com 

Cameron Corini, PE, CME, CPWM, Roberts Engineering Group, LLC 

GS Bachman, EIT, Roberts Engineering Group, LLC 
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Registration No.Borough of Highlands
Inspection No. 8898Municipal Building
Block/Lot 58/7.01151 Navesink Avenue

Highlands, NJ 07732
FAX (000)000-0000(732)872-1224

Inspection Failure Report
44 MILLER ST

SOLAR POWERED 44, LLC

Respondent Co-Respondent

27 MILLER STREET
HIGHLANDS, NJ, 07732

8/19/2025 8/04/2025Date of Notice Abate By8/05/2025 Date of Inspection
To avoid summonses, abate immediately and in no case later than the above "abate by" date. Violations are a daily offense
with fines of up to $2000.00 for each day the violation continues. Photos attached.

Local Comments

Specific Violations DateOK if
AbatedAbatedCode DescriptionCode

Ord 10-10 Removal of Brush, Weeds, Trash, and Debris.
Notwithstanding the provisions of the International Property Maintenance Code, and without superseding its
incorporation into Borough ordinance, every owner or tenant of lands or dwellings in the Borough shall keep
the lands or dwellings free of fire hazards, brush, weeds, including ragweed, dead and dying trees, stumps,
roots, obnoxious growths, filth and garbage (trash and debris in cans, bags and/or in bulk), and shall
maintain the land or dwellings in a clean and sanitary condition.

Photo# 1287,  8/05/25,     44 MILLER ST, Photo# 1288,  8/05/25,     44 MILLER ST,

If you have any questions, please call William F. Brunt, Jr., Code Enforcement at (732)872-1224

8/05/25
Official(at time of notice) DateOfficial (When all items are abated)Date

Page     1Report Date: 8/05/2025 code@highlandsnj.gov
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3 44 Miller ST 12-26-23.pdf
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5 44 Miller ST 12-26-23.pdf
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Registration No.Borough of Highlands
Inspection No. 8448Municipal Building
Block/Lot 58/7.0142 Shore Drive

Highlands, NJ 07732
FAX (732)872-0670(732)872-1224

Violation
44 MILLER ST

SOLAR POWERED 44, LLC

Respondent Co-Respondent

27 MILLER STREET
HIGHLANDS, NJ, 07732

2/25/2024 2/12/2024Date of Notice Abate By2/12/2024 Date of Inspection
To avoid further summonses, abate immediately and in no case later than the above "abate by" date. Violations are a daily
offense with fines of up to $2000.00 for each day the violation continues. Photos attached.

Local Comments

Specific Violations DateOK if
AbatedAbatedCode DescriptionCode

9-13.3 Stormwater (spill - dump - disposal)
The spilling, dumping, or disposal of materials other than stormwater to the municipal separate storm sewer
system operated by the Borough of Highlands is prohibited. The spilling, dumping, or disposal of materials
other than stormwater in such a manner as to cause the discharge of pollutants to the municipal separate
storm sewer system is also prohibited.

Ord 3-1.7 Construction sites (accumulation)
It shall be unlawful for any owner, agent or contractor in charge of a construction or demolition site to

permit the accumulation of litter before, during or after completion of any construction or demolition project.
It shall be the duty of the owner, agent or contractor in charge of a construction site to furnish containers
adequate to accommodate flyable or non-flyable debris or trash at areas convenient to construction areas,
and to maintain and empty the receptacle in such a manner and with such a frequency as to prevent
spillage of refuse.

If you have any questions, please call William F. Brunt, Jr., Code Enforcement at (732)872-1224

2/12/24
Official(at time of notice) DateOfficial (When all items are abated)Date

Page     1Report Date: 2/12/2024 code@highlandsborough.org
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