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BOROUGH OF HIGHLANDS 

LAND USE BOARD MEETING 

151 Navesink Ave. - Court Room 
Thursday, January 09, 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. 

OATH OF OFFICE 

1. Robert Burton 

2. Jo-Anne Olszewski 

3. Frank Montecalvo 

4. Paul Sayah 

5. Dean Cramer 

6. Stacy Vickery 

ROLL CALL 

OPEN FOR PUBLIC COMMENTS: General Questions or Comments not pertaining to Applications  

RESOLUTIONS 

7. LUB Resolution 2025-01 Nomination & Vote for Chair 

8. LUB Resolution 2025-02 Nomination & Vote for Vice-Chair 

9. LUB Resolution 2025-03 Appointing Board Secretary and Assistant Secretary 

10. LUB Resolution 2025-04 Appointing and Awarding Professional Legal Services Contract 

11. LUB Resolution 2025-05 Appointing and Awarding Professional Engineer Services Contract 
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12. LUB Resolution 2025-06 Designation of 2025 Meeting Dates & 2026 Reorganization Date 

13. LUB Resolution 2025-07 Designation of Asbury Park Press & The Two River Times as the 

Official Newspapers 

APPROVAL OF MINUTES 

14. December 12, 2024 LUB Meeting Minutes 

HEARINGS ON NEW BUSINESS 

15. Amended Captain's Cove Redevelopment Study - TO BE CARRIED 

16. LUB24-05: McGhee – 43 Gravelly Point Rd., B100 L26.43 

17. LUB24-03: Wheeler – 63 Washington Ave., B80 L17 - TO BE CARRIED 

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. 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

LAND USE BOARD RESOLUTION 2025-01 
APPOINTING THE LAND USE BOARD CHAIR 

 
WHEREAS, Pursuant to the Revised General Ordinances of the Borough of Highlands Land Use 
Volume § 21-17A.4A the Land Use Board shall Elect a Chair from amongst its Class IV members; 
 
NOW THEREFORE IT IS RESOLVED, by the Land Use Board of the Borough of Highlands, that 
XXXX XXXX shall be named Chair in accordance with § 21-17A.4A for a term beginning January 
1, 2025 and ending on December 31, 2025. 
 

Member, Class, and Name Intro 2nd Aye Nay Abstain Absent 

Class I: Mayor       

  Mayor Carolyn Broullon (2025)       

Class II: Official of Borough       

  Chief Rob Burton (2025)       

Class III: Council Member (2025)       

  Councilmember Jo-Anne Olszewski        

Class IV: Members       

 Robert Knox (2026)       

  Laurie LaRussa (2027)       

  Frank Montecalvo (2028)       

  Paul Sayah (2028)       

  Annemarie Tierney (2026)       

  Mark Zill (2025)       

Alt (in order):       

 1 Helen Chang (2025)       

 2 Dean Cramer (2026)       

 3 Kevin Cody (2025)       

 4 Stacy Vickery (2026)       

 
I, Nancy Tran, certify that this is a true and correct record of the actions of the Borough of 
Highlands Land Use Board on January 9, 2025. 
 
 
_________________________________________ 
Nancy Tran 
Land Use Board Secretary 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

LAND USE BOARD RESOLUTION 2025-02 
APPOINTING THE LAND USE BOARD VICE CHAIR 

 
WHEREAS, Pursuant to the Revised General Ordinances of the Borough of Highlands Land Use 
Volume § 21-17A.4A the Land Use Board shall Elect a Vice Chair from amongst its Class IV 
members; 
 
NOW THEREFORE IT IS RESOLVED, by the Land Use Board of the Borough of Highlands, that 
XXXX XXXX shall be named Vice Chair in accordance with § 21-17A.4A for a term beginning 
January 1, 2025 and ending on December 31, 2025. 
 

Member, Class, and Name Intro 2nd Aye Nay Abstain Absent 

Class I: Mayor       

  Mayor Carolyn Broullon (2025)       

Class II: Official of Borough       

  Chief Rob Burton (2025)       

Class III: Council Member (2025)       

  Councilmember Jo-Anne Olszewski        

Class IV: Members       

 Robert Knox (2026)       

  Laurie LaRussa (2027)       

  Frank Montecalvo (2028)       

  Paul Sayah (2028)       

  Annemarie Tierney (2026)       

  Mark Zill (2025)       

Alt (in order):       

 1 Helen Chang (2025)       

 2 Dean Cramer (2026)       

 3 Kevin Cody (2025)       

 4 Stacy Vickery (2026)       

 
 
I, Nancy Tran, certify that this is a true and correct record of the actions of the Borough of 
Highlands Land Use Board on January 9, 2025. 
 
 
_________________________________________ 
Nancy Tran 
Land Use Board Secretary 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

LAND USE BOARD RESOLUTION 2025-03 
APPOINTING A LAND USE BOARD SECRETARY AND ASSISTANT SECRETARY 

 
WHEREAS, Pursuant to the Revised General Ordinances of the Borough of Highlands Land Use 
Volume § 21-17A.4 the Land Use Board may elect a Secretary and Assistant Secretary, who may or 
may not be a member of the Land Use Board or a municipal employee, and fill such other offices as 
established by ordinance; 
 
NOW, THEREFORE, BE IT RESOLVED, by the Land Use Board of the Borough of Highlands that Nancy 
Tran shall be named Land Use Board Secretary in accordance with § 21-17A.4 for a term beginning 
January 1, 2025 and ending December 31, 2025. 
 
BE IT FURTHER RESOLVED, that Alicia Jones shall be named Land Use Board Assistant Secretary for 
a term beginning January 1, 2025 and ending December 31, 2025. 

Member, Class, and Name Intro 2nd Aye Nay Abstain Absent 

Class I: Mayor       

  Mayor Carolyn Broullon (2025)       

Class II: Official of Borough       

  Chief Rob Burton (2025)       

Class III: Council Member (2025)       

  Councilmember Jo-Anne Olszewski        

Class IV: Members       

 Robert Knox (2026)       

  Laurie LaRussa (2027)       

  Frank Montecalvo (2028)       

  Paul Sayah (2028)       

  Annemarie Tierney (2026)       

  Mark Zill (2025)       

Alt (in order):       

 1 Helen Chang (2025)       

 2 Dean Cramer (2026)       

 3 Kevin Cody (2025)       

 4 Stacy Vickery (2026)       

 
I, Nancy Tran, certify that this is a true and correct record of the actions of the Borough of 
Highlands Land Use Board on January 9, 2025. 
 
_________________________________________ 
Nancy Tran 
Land Use Board Secretary 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

LAND USE BOARD RESOLUTION 2025-04 
APPOINTING A LAND USE BOARD ATTORNEY FOR THE CALENDAR YEAR 2025 AND AUTHORIZING 

THE AWARD OF A FAIR AND OPEN CONTRACT FOR PROFESSIONAL LEGAL SERVICES 
 

WHEREAS, the Borough of Highlands Land Use Board has a need for professional legal services to 
be provided for the calendar year 2025 pursuant to the provisions of N.J.A.S. 19:44A-20.5; and 
 
WHEREAS, the Borough has, through the fair and open process, publicly advertised for a Request 
for Proposals and Qualifications, and said requests for Professional Services –Land Use Board 
Attorney were received in the Office of the Municipal Clerk, and  
 
WHEREAS, such Professional Legal Services can only be provided by a licensed professional; and 
 
WHEREAS, the Land Use Board wishes to appoint the firm of Semeraro & Fahrney LLC; and 
 
WHEREAS, the Local Public Contracts Law N.J.S.A 40A:11-1 et. Seq., requires that notice with respect 
to contracts for professional services awarded without competitive bids must be publicly advertised. 
 
WHEREAS, the Chief Financial Officer has determined and certified in writing that the value of the 
contract will exceed $17,500; and 
 
WHEREAS, certification of the availability of funds is hereby made contingent upon the adoption of 
the 2025 Municipal Budget as follows: 
 
  Account # 5-01-21-180-000-242 
  For Legal Services for the Period of January 1, 2025 through December 31, 2025. 
 
  ___________________________________ 
  Patrick DeBlasio, CFO 
 
NOW, THEREFORE, BE IT RESOLVED by the Land Use Board of the Borough of Highlands that: 
 

1. Semeraro & Fahrney LLC is hereby appointed as Land Use Board Attorney for the period of 
January 1, 2025 through December 31, 2025 and said appointment is made as a fair and open 
contract. 
 

2. This contract is awarded without competitive bidding as a “Professional Service” in 
accordance with the Local Public Contracts Law, N.J.S.A. 40A:11-5(1)(a) because it is for 
services performed by persons authorized by law to practice a recognized profession. 
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3. The Chairman and Board Secretary are hereby authorized to sign a contract for Professional 

Legal Services in accordance with this Resolution. 
 

4. A copy of the Resolution as well as the contract shall be placed on file with the Board 
Secretary and the Borough Clerk. 

 
5. The Board Secretary is hereby directed to publish notice of this award as required by law. 

 

Member, Class, and Name Intro 2nd Aye Nay Abstain Absent 

Class I: Mayor       

  Mayor Carolyn Broullon (2025)       

Class II: Official of Borough       

  Chief Rob Burton (2025)       

Class III: Council Member (2025)       

  Councilmember Jo-Anne Olszewski        

Class IV: Members       

 Robert Knox (2026)       

  Laurie LaRussa (2027)       

  Frank Montecalvo (2028)       

  Paul Sayah (2028)       

  Annemarie Tierney (2026)       

  Mark Zill (2025)       

Alt (in order):       

 1 Helen Chang (2025)       

 2 Dean Cramer (2026)       

 3 Kevin Cody (2025)       

 4 Stacy Vickery (2026)       

 
 
I, Nancy Tran, certify that this is a true and correct record of the actions of the Borough of 
Highlands Land Use Board on January 9, 2025. 
 
 
_________________________________________ 
Nancy Tran 
Land Use Board Secretary 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

LAND USE BOARD RESOLUTION 2025-05 
APPOINTING A LAND USE BOARD ENGINEER FOR THE CALENDAR YEAR 2025 AND AUTHORIZING 

THE AWARD OF A FAIR AND OPEN CONTRACT FOR PROFESSIONAL ENGINEERING SERVICES 
 

WHEREAS, the Borough of Highlands Land Use Board has a need for professional engineering 
services to be provided for the calendar year 2025 pursuant to the provisions of N.J.A.S. 19:44A-
20.5; and 
 
WHEREAS, the Borough has, through the fair and open process, publicly advertised for a Request 
for Proposals and Qualifications, and said requests for Professional Services – Land Use Board 
Engineer were received in the Office of the Municipal Clerk. 
  
WHEREAS, certification of the availability of funds is hereby made contingent upon the adoption of 
the 2025 Municipal Budget as follows: 
 
  Account # 5-21-180-000-244 
  For Engineer Services for the Period of January 1, 2025 through December 31, 2025. 
 
  ___________________________________ 
  Patrick DeBlasio, CFO 
 
NOW, THEREFORE, BE IT RESOLVED by the Land Use Board of the Borough of Highlands that: 
 

1. Carmela Roberts, PE, CME, of Roberts Engineering Group LLC is hereby appointed as Land 
Use Board Engineer for the calendar year 2025 and is awarded a professional service contract 
for professional engineering services provided for the period of January 1, 2025 through 
December 31, 2025. 
 

2. This contract is awarded without competitive bidding as a “Professional Service” in 
accordance with the Local Public Contracts Law, N.J.S.A. 40A:11-5(1)(a) because it is for 
services performed by persons authorized by law to practice a recognized profession. 

 
3. The Chairman and Board Secretary are hereby authorized to sign a contract for Professional 

Legal Services in accordance with this Resolution. 
 

4. A copy of the Resolution as well as the contract shall be placed on file with the Board 
Secretary and the Borough Clerk. 

 
5. The Board Secretary is hereby directed to publish notice of this award as required by law. 
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Member, Class, and Name Intro 2nd Aye Nay Abstain Absent 

Class I: Mayor       

  Mayor Carolyn Broullon (2025)       

Class II: Official of Borough       

  Chief Rob Burton (2025)       

Class III: Council Member (2025)       

  Councilmember Jo-Anne Olszewski        

Class IV: Members       

 Robert Knox (2026)       

  Laurie LaRussa (2027)       

  Frank Montecalvo (2028)       

  Paul Sayah (2028)       

  Annemarie Tierney (2026)       

  Mark Zill (2025)       

Alt (in order):       

 1 Helen Chang (2025)       

 2 Dean Cramer (2026)       

 3 Kevin Cody (2025)       

 4 Stacy Vickery (2026)       

 
I, Nancy Tran, certify that this is a true and correct record of the actions of the Borough of 
Highlands Land Use Board on January 9, 2025. 
 
 
_________________________________________ 
Nancy Tran 
Land Use Board Secretary 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 
LAND USE BOARD RESOLUTION 2025-06 

SETTING THE SCHEDULE FOR LAND USE BOARD MEETINGS OF THE BOROUGH OF HIGHLANDS 
FOR THE CALENDAR YEAR 2025 

 
WHEREAS, Pursuant to the Revised General Ordinances of the Borough of Highlands Land Use 
Volume § 21-10A the Land Use Board shall fix the time and place for holding its regular meetings 
for business authorized to be conducted by the Board; 
 
WHEREAS, N.J.S.A 10:4-18 provides for “Annual Notice” which means at least once each year, 
within seven (7) days following the annual organization or reorganization meeting of a public 
body, every public body shall adopt, post, and distribute a schedule of its regular meetings for 
the coming year. The schedule must contain the date, time, and location of the meeting, in 
addition, it shall be mailed, telephoned, telegraphed, or hand delivered to at least two (2) 
newspapers which newspapers shall be designated by the public body to receive such notices; 
and 
 
NOW, THEREFORE, BE IT RESOLVED by the Land Use Board of the Borough of Highlands, County 
of Monmouth, and the State of New Jersey, that Meetings of the Board will begin at 7:00 PM 
during the year 2025, at the Municipal Building, 151 Navesink Avenue, Highlands, New Jersey 
07732 in accordance with § 21-1.7A.4 as follows: 
 
1. Meetings will be held on the following dates: 

 
 
 
 
 
 
 
 
 
 
 
 
* Regular/Reorganization Meeting 
 

2. Formal action will be taken at all Regular meetings. Public comments will be permitted at 
designated periods during all meetings. Executive Sessions, which are closed to the public, 
may be held to discuss matters authorized for closed sessions under N.J.S.A. 10:4-12. Prior to 
each Executive Session, the Land Use Board will convene in open session at which time a 

Thursday February 13, 2025 

 Thursday March 13, 2025 

Thursday April 10, 2025 

Thursday May 8, 2025 

Thursday June 12, 2025 

Thursday July 10, 2025 

Thursday August 14, 2025 

Thursday September 11, 2025 

Thursday October 9, 2025 

Thursday November 13, 2025 

Thursday December 11, 2025 

Thursday January , 2026*  
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resolution will be adopted in accordance with N.J.S.A. 10:4-13 to enter Executive Session. 
Regular meetings may be adjourned, rescheduled, or held on different dates providing such 
are duly noticed as provided by law. 
 

3. The Reorganization Meeting for 2026 shall be held at 7:00 PM on Thursday, January 8, 2026, 
at the Municipal Building, 151 Navesink Avenue, Highlands, New Jersey 07732. 

 
4. The Land Use Board Secretary shall post this “Annual Notice” on the official bulletin board in 

the Municipal Building, transmit it to the Asbury Park Press and Two River Times, and file this 
notice in the Office of the Land Use Board Secretary and the Municipal Clerk of the Borough 
of Highlands, all in accordance with the “Open Public Meetings Act”. 

 

Member, Class, and Name Intro 2nd Aye Nay Abstain Absent 

Class I: Mayor       

  Mayor Carolyn Broullon (2025)       

Class II: Official of Borough       

  Chief Rob Burton (2025)       

Class III: Council Member (2025)       

  Councilmember Jo-Anne Olszewski        

Class IV: Members       

 Robert Knox (2026)       

  Laurie LaRussa (2027)       

  Frank Montecalvo (2028)       

  Paul Sayah (2028)       

  Annemarie Tierney (2026)       

  Mark Zill (2025)       

Alt (in order):       

 1 Helen Chang (2025)       

 2 Dean Cramer (2026)       

 3 Kevin Cody (2025)       

 4 Stacy Vickery (2026)       

 
 
I, Nancy Tran, certify that this is a true and correct record of the actions of the Borough of 
Highlands Land Use Board on January 9, 2025. 
 
 
_________________________________________ 
Nancy Tran 
Land Use Board Secretary 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

LAND USE BOARD RESOLUTION 2025-07 
DESIGNATING THE OFFICIAL NEWSPAPERS OF THE BOROUGH OF HIGHLANDS LAND USE BOARD 

 
WHEREAS, Pursuant to the Revised General Ordinances of the Borough of Highlands Land Use 
Volume § 21-11(8) the Land Use Board shall publish a brief notice of their decisions in the official 
newspaper(s) of the municipality; 
 
WHEREAS, “Official Newspapers” as defined by N.J.A.S. 10:4 means paid, published, and circulated 
in the municipality, and if there be no such newspaper, then in at least one published in the county 
in which the municipality is located and said newspaper is circulated, and 
 
WHEREAS, P.L. 1975 c.231 provides that a public body may provide electronic notice of any meeting 
of the public body through the internet and defines “Electronic Notice” as advance notice available 
to the public via electronic transmission of at least forty-eight (48) hours, giving the time, date, 
location, and, to the extent known, agenda of any Regular, Special, or Rescheduled Meeting, which 
notice shall accurately state whether formal action may or may not be taken at such meeting; and 
 
WHEREAS, Nothing in P.L. 1975 c.231 shall be construed as affecting or superseding the adequate 
notice requirements that are imposed by the “Open Public Meetings Act” and no electronic notice 
issued pursuant to this act shall be deemed to substitute for, or be considered in lieu of, such 
adequate notice. 
 
NOW, THEREFORE, BE IT RESOLVED by the Land Use Board of the Borough of Highlands, in the 
County of Monmouth, and the State of New Jersey, that the Asbury Park Press, and The Two River 
Times, be designated as the official newspapers for the advertising of ordinances and other public 
notices, which the municipality may be required by any law to publish, for the year ending December 
31, 2025. 
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Member, Class, and Name Intro 2nd Aye Nay Abstain Absent 

Class I: Mayor       

  Mayor Carolyn Broullon (2025)       

Class II: Official of Borough       

  Chief Rob Burton (2025)       

Class III: Council Member (2025)       

  Councilmember Jo-Anne Olszewski        

Class IV: Members       

 Robert Knox (2026)       

  Laurie LaRussa (2027)       

  Frank Montecalvo (2028)       

  Paul Sayah (2028)       

  Annemarie Tierney (2026)       

  Mark Zill (2025)       

Alt (in order):       

 1 Helen Chang (2025)       

 2 Dean Cramer (2026)       

 3 Kevin Cody (2025)       

 4 Stacy Vickery (2026)       

 
 
 
I, Nancy Tran, certify that this is a true and correct record of the actions of the Borough of 
Highlands Land Use Board on January 9, 2025. 
 
 
_________________________________________ 
Nancy Tran 
Land Use Board Secretary 
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236 Broad Street 
Red Bank, NJ 07701 

732-741-2900 
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Susan S. Gruel, P.P. #1955 
 

 
 

With assistance from Bailey Surbrook  

14

Item 15.



Amended Captain’s Cove Redevelopment Study  November 16, 2024 

2 
Prepared by Heyer, Gruel & Associates  

 

 

 

 

 

 

 

 

 

 

 

 

This page intentionally blank. 

  

15

Item 15.



Amended Captain’s Cove Redevelopment Study  November 16, 2024 

3 
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Amended Captain’s Cove Redevelopment Study  November 16, 2024 

4 
Prepared by Heyer, Gruel & Associates  

INTRODUCTION 

The purpose of this amendment (Report) to the Captain’s Cove Area In Need of Redevelopment 

Investigation Report dated November, 2017 (2017 Report)  is to determine whether the property 

located in the Borough of Highlands, New Jersey (Borough) known as the Captain’s Cove Marina 

located on Block 84, Lot 2.01 as identified on the Borough’s tax maps, along with all riparian rights, 

streets, and rights of way appurtenant thereto (the “Study Area”), qualifies as a “ condemnation 

area in need of redevelopment” as defined in the Local Redevelopment and Housing Law N.J.S.A. 

40A:12-1 et seq (LRHL). This report is written pursuant to section 6 of the LRHL, which provides the 

following: 

• No area of a municipality shall be determined a redevelopment area unless the governing 

body of the municipality shall, by resolution, authorize the planning board to undertake a 

preliminary investigation to determine whether the proposed area is a redevelopment 

area according to the criteria set forth in Section 5 of P.L 1992/c.79 (C.40A:12A-5). 

• The governing body of a municipality shall assign the conduct of the investigation and 

hearing to the planning board of the municipality.  

• After completing its hearing on this matter, the planning board shall recommend that the 

delineated area, or any part thereof, be determined or not be determined, by the 

municipal governing body to be a redevelopment area.  

• After receiving the recommendation of the planning board, the municipal governing 

body may adopt a resolution determining that the delineated area, or any part thereof, is 

a redevelopment area.  

On December 7, 2016, the Governing Body of the Borough of Highlands (Borough Council) 

adopted Resolution #16-228 authorizing the Land Use Board of the Borough (Land Use Board) to 

undertake an investigation to determine whether a portion of the Study Area is a non-

condemnation area in need of redevelopment in accordance with the LRHL. Heyer, Gruel & 

Associates, the Borough Planner, prepared the 2017 Report.  

In Resolution 24-168 adopted on October 2, 2024, the Borough Council authorized the Land Use 

Board to undertake an investigation to determine whether the Study Area qualifies as a 

condemnation area in need of redevelopment pursuant to the LRHL. The authorizing resolution is 

attached as Appendix A of this document.  

The Redevelopment Study Area Map (see Figure 1) constitutes a “map showing the boundaries 

of the proposed redevelopment area and the location of the various parcels of property included 
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Amended Captain’s Cove Redevelopment Study  November 16, 2024 
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Prepared by Heyer, Gruel & Associates  

therein.” This report serves as the “statement setting forth the basis for the investigation” which is 

required by Section 6(b) of the LRHL (N.J.S.A. 40A: 12A-6).  

 

   Figure 1 - Study Area Map  
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Amended Captain’s Cove Redevelopment Study  November 16, 2024 
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HISTORY OF THE STUDY AREA 

Block 84, Lot 2.01 within the Study Area was the subject of a previous non-condemnation “Area in 

Need of Redevelopment” investigation as set forth in the 2017 Report. At a public hearing held on 

January 31, 2018, the  Land Use Board recommended that the Borough Council designate Block 

84, Lot 2.01 as a non-condemnation area in need of redevelopment. At its March 21, 2018, 

meeting, the Borough Council formally designated the Captain’s Cove Redevelopment Area as 

a non-condemnation area in need of redevelopment per Council Resolution 18-070. This current 

area in need of redevelopment investigation expands the previous redevelopment area to 

include portions of the right-of-way along Washington Avenue, Cheerful Place, and Rogers 

Avenue and proposes designation of the area as a condemnation area. 

STUDY AREA AND LOCATION 

The Borough of Highlands is approximately 0.71 square miles and is located at the base of Sandy 

Hook where the Raritan Bay meets the confluence of the Navesink and Shrewsbury Rivers. The 

physical form of the Borough is characterized by a sharp elevation change between its waterfront 

and downtown neighborhoods, which are only a few feet above sea level, and the up-hill areas 

that quickly ascend to over 100 feet of elevation. The lower portions of the Borough were 

significantly impacted by storm surge and flooding from Superstorm Sandy in October 2012.  

The Borough’s main downtown commercial corridor runs along Bay Avenue. There are pockets of 

waterfront commercial uses along the river and bay frontage that are occupied by marine-

oriented businesses and restaurants. There are also several small pockets of highway-orientated 

commercial development. The remainder of the Borough is predominantly zoned for, and 

developed with, single-family homes, although there are a few pockets of multi-family 

development.  

The Study Area is located in the north-central portion of the Borough along the Sandy Hook Bay. 

The Study Area consists of Block 84, Lot 2.01 along with small portions of adjacent rights-of-way in 

the southern portion of the Study Area. The Study Area is +/- 69,560 square feet (approximately 

1.60 acres). The Study Area is predominately water, except for a portion of land at the southern 

portion of the site adjacent to where Cheerful Place and Washington Avenue intersect. The 

western boundary of the site borders the side and rear yards of homes that have frontage on 

Huddy Avenue, Bedle Place, and Recreation Place. The eastern boundary of the site borders 

Washington Avenue. The site currently serves as a marina. A Sanborn map of the area from 1922 

shows that the property was used as a boat slip at that time, the bulkhead along both sides of the 
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Amended Captain’s Cove Redevelopment Study  November 16, 2024 
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channel was in place, and the Water Witch Society Club was located at the intersection of 

Cheerful Place and Washington Avenue (see Figure 2). 

 

Figure 2 – Sanborn Map Sheet 96 “Water Witch” (1922)  

EXISTING ZONING 

The Study Area is located within the CCR: Captain’s Cove Redevelopment District and the R-2.01:  

Single Family Residential District. The CCR District permits marinas, retail, office, and eating and 

drinking establishments as principal uses. The CCR District has a minimum building setback to 

Washington Avenue and Cheerful Place of 5-feet, a minimum setback to Block 87, Lot 1 of 10-

feet, a minimum setback to the bulkhead of 5-feet, and a maximum building height of 3-stories/35-

feet.  

The R-2.01 District permits single-family detached dwellings, public uses operated by the Borough, 

public utility rights-of-way, religious institutions, and public and private schools as principal uses. 

The R-2.01 District requires that lots have a minimum size of 3,750 square feet, a minimum width of 

50-feet, a minimum depth of 75-feet, a minimum front yard setback of 20-feet, a minimum rear 

yard setback of 20-feet, and a minimum side yard setback of 6-feet. Buildings are permitted a 

maximum height of 30-feet, and a maximum building coverage of 33%. The maximum impervious 

lot coverage is 75%.  
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Figure 3 - Zoning Map  
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RELATIONSHIP TO THE BOROUGH OF HIGHLANDS MASTER PLAN 

The Borough’s current Master Plan was adopted in 2004. A re-examination report was adopted in 

2009, and another re-examination report was adopted in 2016. The following goals, objectives, 

recommendations, and strategies that are present in these planning documents and are relevant 

to this investigation are as follows: 

MASTER PLAN (2004)  

General Objectives 

1. Physically – Meet the needs of the Borough with the creation of mixed-use development 

of exceptional design quality, a waterfront destination for activity and relaxation (p. G&O-

3). 

Commercial 

2. Continue the Improvement of commercial properties in the Borough (p. G&O-4). 

8. Encourage redevelopment of commercial properties that need rehabilitation or 

improvement (p. G&O-5). 

9. Encourage upgrading of commercial properties and their surroundings (p. G&O-5). 

Circulation 

13. To improve public access to the waterfront (p. G&O-6). 

Economic Development / Redevelopment Goals 

6. Encourage redevelopment in areas that need rehabilitation or improvement (p. G&O-6). 

8. Capitalize on the economic resources represented by Sandy Hook, Route 36, the Twin 

Lights, the New York Ferry and the physical attractiveness of the Area (p. G&O-6). 

Land Use Element 

• Development Along the Waterfront – The land use plan recognizes the waterfront area as 

one of Highlands’ greatest assets. A key guiding principle or philosophy of this Plan is to 

encourage the development of land use regulations that maximize the view corridor to 

the waterfront. (p. LU-22). 
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RE-EXAMINATION REPORT (2016)  

The 2016 Re-examination report and master plan amendments carry forward the General 

Objectives and Economic Development / Redevelopment Goals espoused in the 2004 Master 

Plan. The re-exam also includes additional language specific to the Captain’s Cove Marina site. 

Zone Changes 

7. Create a new Waterfront Commercial (WC-3) district encompassing Block 84, Lot 2.01 to 

allow for commercial boat basins. The unique characteristics of this site and historic usage 

should be acknowledged. Zoning regulations should be created for a new Waterfront 

Commercial Zone District which allow for commercial boat basins, SUP rentals, and provide 

parking standards based on the number of boat slips.  (p. 55). 

CRITERIA FOR REDEVELOPMENT AREA DETERMINATION 

The criteria contained in Section 5 of the LRHL that were considered in evaluating the Study Area 

are the following. 

a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or 

obsolescent, or possess any of such characteristics, or are so lacking in light, air, or space, 

as to be conducive to unwholesome living or working conditions. 

b. The discontinuance of the use of a building or buildings previously used for commercial, 

retail, shopping malls or plazas, office parks, manufacturing, or industrial purposes; the 

abandonment of such building or buildings; significant vacancies of such building or 

buildings for at least two consecutive years; or the same being allowed to fall into so great 

a state of disrepair as to be untenantable. 

c. Land that is owned by the municipality, the county, a local housing authority, 

redevelopment agency or redevelopment entity, or unimproved vacant land that has 

remained so for a period of ten years prior to adoption of the resolution, and that by reason 

of its location, remoteness, lack of means of access to developed sections or portions of 

the municipality, or topography, or nature of the soil, is not likely to be developed through 

the instrumentality of private capital. 

d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 

overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, 

excessive land coverage, deleterious land use or obsolete layout, or any combination of 

these or other factors, are detrimental to the safety, health, morals, or welfare of the 

community. 
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e. A growing lack or total lack of proper utilization of areas caused by the condition of the 

title, diverse ownership of the real properties therein or other similar conditions which 

impede land assemblage or discourage the undertaking of improvements, resulting in a 

stagnant and unproductive condition of land potentially useful and valuable for 

contributing to and serving the public health, safety and welfare, which condition is 

presumed to be having a negative social or economic impact or otherwise being 

detrimental to the safety, health, morals, or welfare of the surrounding area or the 

community in general. 

f. Areas, in excess of five contiguous acres, whereon buildings or improvements have been 

destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone, 

tornado, earthquake or other casualty in such a way that the aggregate assessed value 

of the area has been materially depreciated. 

g. In any municipality in which an enterprise zone has been designated pursuant to the "New 

Jersey Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 et seq.) the execution of 

the actions prescribed in that act for the adoption by the municipality and approval by 

the New Jersey Urban Enterprise Zone Authority of the zone development plan for the area 

of the enterprise zone shall be considered sufficient for the determination that the area is 

in need of redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 

40A:12A-6) for the purpose of granting tax exemptions within the enterprise zone district 

pursuant to the provisions of P.L.1991, c.431 (C.40A:20-1 et seq.) or the adoption of a tax 

abatement and exemption ordinance pursuant to the provisions of P.L.1991, c.441 

(C.40A:21-1 et seq.). The municipality shall not utilize any other redevelopment powers 

within the urban enterprise zone unless the municipal governing body and planning board 

have also taken the actions and fulfilled the requirements prescribed in P.L.1992, c.79 

(C.40A:12A-1 et al.) for determining that the area is in need of redevelopment or an area 

in need of rehabilitation and the municipal governing body has adopted a 

redevelopment plan ordinance including the area of the enterprise zone. 

h. The designation of the delineated area is consistent with smart growth planning principles 

adopted pursuant to law or regulation. 

Furthermore, Section 3 of the LRHL permits the inclusion of parcels that do not meet the criteria if 

they are necessary for the effective redevelopment of the area, stating:  

“A redevelopment area may include lands, buildings, or improvements which of themselves are 

not detrimental to the public health, safety or welfare, but the inclusion of which is found 
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necessary, with or without change in their condition, for the effective redevelopment of the area 

in which they are a part.” 

 

EVALUATION OF THE STUDY AREA FOR CONFORMITY WITH REDEVELOPMENT AREA CRITERIA 

An analysis of the Study Area’s existing land use, physical characteristics, history, operational 

needs, and other considerations was conducted using: 

• Borough of Highlands Tax maps and GIS data 

• Tax and ownership records for the Study Area 

• Aerial photos of the Study Area property 

• Field Inspections of the Study Area, site, and surroundings on October 21, 2024. 

• Borough of Highlands Tax Assessment Data 

• Captain’s Cove Marina Structural Inspection Report, dated October 14, 2024, revised 

November 4, 2024 prepared by Colliers Engineering and Design. (See Appendix E) 

• A Letter prepared by Colliers Engineering and Design, dated January 9, 2023. (See 

Appendix D) 

• A Letter prepared by Colliers Engineering and Design, dated November 6, 2024. (See 

Appendix F) 

• Photos and Email Correspondence from 2019 to 2024, Collected by William Brunt – the 

Borough’s Code Enforcement Officer. 

 

Figure 4 – Borough of Highlands Tax Map (Study Area Outlined in Red) 
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SUMMARY OF FINDINGS AND RECOMMENDATIONS 

Initial site visits were conducted in October 2024, although the site has been the subject of several 

on-site inspections from Borough officials over the past several years. There is substantial evidence, 

which will be discussed in detail below, to demonstrate that the Study Area may be designated 

as in need of redevelopment under criterion “d” of Section 5 of the LRHL, which states:  

“Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 

overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, 

excessive land coverage, deleterious land use or obsolete layout, or any combination of 

these or other factors, are detrimental to the safety, health, morals, or welfare of the 

community.” 

PROPERTY AND BUILDING DESCRIPTION 

Block 84, Lot 2.01 

Current Owner Captain’s Cove Marina, LLC 

Address of Current Owner PO Box 8100, Red Bank, NJ 07701 

Lot Area +/- 66,754 (1.53 Acres) 

Property Class 4A (Commercial) 

Land Value (2023) $480,000 

Improvement Value (2023) $350,000 

Total Value (2023) $830,000 

 

Description: 

The Study Area consists of the Captain’s Cove Marina located at Block 84, Lot 2.01, along with 

portions of the adjacent rights-of-way along Washington Avenue, Cheerful Place, and Rodgers 

Avenue. Block 84, Lot 2.01 encompasses approximately 1.53 acres of the approximately 1.60-acre 

Study Area. The majority of Block 84, Lot 2.01 consists of water that is used for boat slips. At the time 

of the site visit on October 21, 2024, there were boats occupying the slips in the marina. The 

bulkhead runs along both sides of the marina channel from Sandy Hook Bay in the north towards 

the intersection of Cheerful Place and Washington Avenue in the south. The southern portion of 

the site is developed with several temporary structures, including a food establishment which 

operates from a trailer under the name “Dock Donuts,” and a storage container. At the time of 

the site visit, deck chairs and repurposed wooden cable reels served as outdoor seating and 

tables. Also, at the time of the site visit, a few construction equipment vehicles were parked on 

the site and several skiffs were stacked up along the southern side of the marina’s bulkhead. The 
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site is unpaved and has a sand and gravel surface. Other improvements on the site include a 

flagpole and signage for Captain’s Cove Marina.  

 
Photo facing Dock Donuts (10-21-2024) (Provided by HGA) 

 
View looking down the Rogers Avenue Right-of-Way (11-11-2024) (Provided by HGA) 
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The entire site, as is much of the Borough, is located within the Federal Emergency Management 

Agency’s (FEMA) 100-year floodplain. The northernmost portion of the property is located in the 

VE zone, which indicates flood hazard with storm wave hazards. The remainder of the property is 

located within the AE zone (see Figure 5). 

 
Figure 5 – Flood Hazard Area  
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Evaluation: 

Dilapidation 

Per criterion “d,” areas with buildings or improvements qualify as in need of redevelopment if by 

reason of their dilapidation are detrimental to the safety, health, or welfare of the community. 

There is a documented history of flooding due to the poor condition of the bulkhead at Captain’s 

Cove Marina in the Study Area over the past five years. This flooding is detrimental to the safety, 

health, and welfare of the community as it has negatively impacted the safety of the surrounding 

rights-of-ways and damaged Borough infrastructure, and if not corrected, would further increase 

the risk of flooding which would result in damage to neighboring properties and Borough 

infrastructure. Photos taken during site inspections and site visits since 2019 were provided by 

William Brunt, the Code Enforcement Officer for the Borough of Highlands. The following photos 

depict flooding that occurred at Captain’s Cove Marina on September 30, 2019, and October 

12, 2020.  

 

 
Flooding observed at Recreation Place (9-30-2019)(Provided by William Brunt) 
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Flooding observed along the Captain’s Cove bulkhead (9-30-2019) (Provided by William Brunt) 

 
Flooding observed at Bedle Place (9-30-2019) (Provided by William Brunt) 
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Flooding at the intersection of Huddy Avenue and Bedle Place (9-30-2019)(Provided by William Brunt) 

 
Flooding observed along the Captain’s Cove bulkhead at the Rogers Avenue Right-of-Way   

(10-12-2020)(Provided by William Brunt) 
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In addition, on October 3, 2022, flooding was observed coming through a small portion of the 

bulkhead, which was left open, causing erosion damage to the Washington Avenue roadway. 

Photos taken on October 4, 2022, and December 23, 2022, show damage to the concrete curb 

along Washington Avenue and evidence of the undermining of the roadway itself. On December 

30, 2022, Colliers Engineering and Design performed an on-site inspection of the Captain’s Cove 

Marina along Washington Avenue. A letter prepared by Colliers Engineering and Design, dated 

January 9, 2023, (see Appendix D) notes that approximately 8 months prior to the inspection, that 

representatives had met with the owner of Captain’s Cove and were told that the existing timber 

bulkhead would be removed and replaced with new PVC sheeting and timber piles/deadmen in 

a timely fashion. The letter notes that the existing timber sheets were still in place at the time of the 

inspection. In addition, the letter notes that, due to the flooding, the concrete gutters and curbs 

were lost along approximately 100-feet of Washington Avenue. The letter also states that each 

rainstorm, high tide, and moon tide would continue to exacerbate the soil losses along 

Washington Avenue, increasing the potential for roadway sink-hole failure. The letter 

recommended protecting the damaged area with a barrier or fence to prohibit people or 

vehicles from entering the area due to the public safety risk posed by the damage. For a more 

detailed description of the inspection performed on December 30, 2022, please refer to Colliers 

Engineering and Design’s January 9th, 2023, letter included within Appendix D.  

 
Flooding observed at Washington Avenue (10-3-2022)(Provided by William Brunt) 
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Damage to the Washington Avenue Right-of-Way (10-4-2022)(Provided by William Brunt) 

 
Damage to the Washington Avenue Right-of-Way (12-23-2022)(Provided by William Brunt)  
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Photo depicting poor condition of the bulkhead along Washington Avenue (December 2022)  

(Provided by Michael Muscillo) 

 
Road sub-base eroded into the cove  

(From Colliers Engineering and Design’s Letter dated January 9, 2023) 
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Erosion right up to roadway 

(From Colliers Engineering and Design’s Letter dated January 9, 2023) 

Additional flooding has been observed at the site since 2022. As such, on September 13, 2024, 

Colliers Engineering and Design, at the request of the Borough, performed on site inspections of 

the Captain’s Cove Marina located at Block 84, Lot 2.01. Findings from this inspection were 

included in a report dated October 14th, 2024, revised November 4, 2024  (See Appendix E). The 

evaluation was based upon visual inspections of the marina’s Easternly bulkhead (Section A), 

Southernly Bulkhead (Section B), Westerly bulkhead (Section C), and Easternly Dock (Section D). 

The report notes that:  

• “Section B (Southernly Bulkhead) exhibited CRITICAL structural condition. Advanced  

deterioration, overstressing, failing connections and inadequate construction was 

observed along the entire structure. These deficiencies significantly reduce the load-

bearing capacity of the bulkhead and more widespread failures are likely to occur if the 

structure remains and storm events occur.” 

• “Section C (Westerly Bulkhead) exhibited CRITICAL structural condition. Advanced 

deterioration, overstressing, failing connections and inadequate construction was 

observed along the entire structure. These deficiencies significantly reduce the load-

bearing capacity of the bulkhead and more widespread failures are likely to occur if the 

structure remains and storm events occur.” 
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For a more detailed description of the deficiencies observed by Colliers Engineering and Design 

for the Southernly and Westerly Bulkhead, please refer to their November 4th, 2024, report included 

within Appendix E.  

In addition, Colliers Engineering and Design reviewed the current conditions of Captain’s Cove 

Marina and examined the site’s original New Jersey Department of Environmental Protection 

(NJDEP) permit #1317-090002.1 LUP210001. In a letter dated November 6, 2024, (see Appendix F) 

Colliers Engineering and Design noted the following deficiencies with the bulkhead’s replacement 

construction: 

• “The permit requires that the installed sheets meet the approved length specified in the 

plans (22 feet). A site inspection conducted on December 30, 2022, revealed that the 

sheets installed are only 18 feet long, with additional cutting of 1 to 3 feet from the top. This 

modification has reduced the actual embedment depth of the bulkhead below the 

required specifications, thereby decreasing its structural capacity to the design 

parameters in the approved permit plans.” 

• “The permit expressly states, ‘The existing timber bulkhead will be removed, and the vinyl 

bulkhead will be in the same footprint as the existing timber bulkhead.’ However, on the 

southern and western sections of the bulkhead, the existing timber bulkhead was left 

intact, and the new vinyl bulkhead was installed in front of it, contrary to the permit’s 

directives.” 

• “Each of these deficiencies reflects a deviation from the approved permit requirements, 

which may compromise the structural integrity and compliance status of the project.” 

The study area meets the criteria to be designated as in need of redevelopment per criterion “d” 

due to the documented history of repeated flooding resulting from the dilapidation of the 

marina’s bulkhead. The poor condition of the bulkhead has, in the past, compromised the safety 

of the Washington Avenue right-of-way, and repeatedly inundated surrounding rights-of-way. The 

current critical condition of the bulkhead, as noted by Colliers Engineering and Design, also 

continues to pose a safety risk to users of the marina and to neighboring properties as it increases 

the risk of a structural failure which would cause greater flooding in the surrounding area. The 

report states that “the deteriorating bulkhead is causing soil erosion and sinkholes along its 

backside” and that “continued soil loss could undermine adjacent roadways, leading to failures, 

collapses, and hazardous sinkholes, all of which would threaten public safety and the integrity of 

nearby stormwater and utility systems.” The report also states that “residential properties in close 

proximity could also face land loss and possible foundation damage.” 
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Flooding observed at the bulkhead  

(February 2024) 
(Provided by William Brunt) 

Flooding observed at the bulkhead  
(September 2024) 

(Provided by William Brunt) 
  

 

Southernly Bulkhead, Fastener and metal sheetpile bulkhead condition 

(From Colliers Engineering and Design’s Report dated November 4, 2024) 
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Photo of the Southerly Bulkhead (10-21-2024)(Provided by HGA) 

 

Photo of the Westerly Bulkhead (10-21-2024)(Provided by HGA) 
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CONCLUSION 

There is substantial evidence to designate the Study Area as a condemnation area in need of 

redevelopment per criterion “d.” Since 2019, there have been several documented incidents of 

flooding resulting from the poor condition of the bulkhead within the Study Area . This flooding has 

resulted in the repeated inundation of surrounding rights-of-ways and caused damage to the 

Washington Avenue right-of-way. Per Colliers Engineering and Design, portions of the existing 

bulkhead are in critical condition, exacerbating the risk of structural failure which would increase 

the risk of greater flooding in the surrounding area. This is further exacerbated by the fact that the 

entire site is located within the FEMA 100-year flood hazard area. The repeated flooding and the 

further risk of greater flooding poses a hazard to the safety, health, and welfare of the surrounding 

community as it creates dangerous conditions, and it could damage property and Borough 

infrastructure within the vicinity of the Study Area .  
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APPENDIX A: Borough of Highlands Council Resolution 
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BOROUGH OF HIGHLANDS 

COUNTY OF MONMOUTH 

 

RESOLUTION 24-168 

AUTHORIZING AND DIRECTING THE BOROUGH LAND USE BOARD TO 

INVESTIGATE WHETHER THE PROPERTY IDENTIFIED ON THE TAX MAP OF THE 

BOROUGH AS BLOCK 84, LOT 2.01 CONSTITUTES A CONDEMNATION 

REDEVELOPMENT AREA PURSUANT TO THE LOCAL REDEVELOPMENT AND 

HOUSING LAW, N.J.S.A. 40A:12A-1 ET SEQ.  

 

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq., as amended 

and supplemented (the “Redevelopment Law”), provides a process for municipalities to 

participate in the redevelopment and improvement of areas in need of redevelopment; and 

 

WHEREAS, pursuant to the Redevelopment Law, by way of Resolution No. 16-228 adopted on 

December 7, 2016, the municipal council of the Borough (the “Borough Council”) of Highlands, 

in the County of Monmouth, New Jersey (the “Borough”) authorized and directed the Land Use 

Board of the Borough (the “Land Use Board”) to conduct a preliminary investigation of the 

property identified as Block 84, Lot 2.01 on the Borough’s tax maps, commonly known as 

Captain’s Cove Marina (the “Property”) to determine whether the Property met the criteria for 

a Non-Condemnation Redevelopment Area, pursuant to the Redevelopment Law; and  

 

WHEREAS, by way of Resolution No. 18-070 adopted on March 21, 2018, the Mayor of the 

Borough and Borough Council determined and declared that the Property be designated a Non-

Condemnation Redevelopment Area, pursuant to the Redevelopment Law; and  

 

WHEREAS, the Mayor and Borough Council now desire to authorize and direct the Borough’s 

planning consultant (the “Planning Consultant”), to determine whether the Property, along with 

all riparian rights and streets and rights of way appurtenant thereto, as set forth in Exhibit A 

attached hereto, (collectively, the “Study Area”) meets the criteria set forth in the 

Redevelopment Law for designation as a Condemnation area in need of redevelopment (the 

“Study”) and to submit a report to Land Use Board detailing its findings (the “Report”); and  

 

WHEREAS, the Borough Council desire to refer to the Land Use Board, upon completion, the 

Report for review in accordance with the Redevelopment Law; and 

             

WHEREAS, the redevelopment area determination requested hereunder, in connection with the 

Study Area authorizes the Borough Council to use all those powers provided by the 

Redevelopment Law for use in a redevelopment area, including the power of eminent domain 

(hereinafter referred to as a “Condemnation Redevelopment Area”); and 

 

42

Item 15.



WHEREAS, the Borough Council therefore authorizes and directs the Land Use Board to conduct 

a preliminary investigation of the Study Area and to make recommendations to the Borough 

Council, all in accordance with the Redevelopment Law. 

 

NOW, THEREFORE, BE IT RESOLVED, by the Borough Council of the Borough of Highlands, in 

the County of Monmouth, New Jersey, as follows:  

 

1. Generally.  The aforementioned recitals are incorporated herein as though fully set 

forth at length.  

 

2. Investigation of Study Area Authorized. The Land Use Board and Planning Consultant 

are hereby authorized and directed to conduct an investigation pursuant to N.J.S.A. 40A:12A-

6 to determine whether the Study Area satisfies the criteria set forth in the Redevelopment 

Law, including N.J.S.A. 40A:12A-5, to be designated as a Condemnation Redevelopment Area 

and to submit the Report to the Land Use Board with respect thereto. 

 

3. Map to be Prepared. As part of this investigation, the Planning Consultant shall 

prepare a map showing the boundary of the Study Area. 

 

4. Public Hearing Required. The Land Use Board shall conduct a public hearing, after 

giving due notice of the proposed boundary of the Study Area and the date of the hearing to 

any persons who are interested in or would be affected by a determination that the Study 

Area is a Condemnation Redevelopment Area. 

 

5. Land Use Board to Make Recommendations. After conducting its investigation, 

preparing a map of the proposed redevelopment area, and conducting a public hearing at 

which all objections to the designation are received and considered, the Land Use Board shall 

make a recommendation to the Borough Council as to whether the Borough should designate 

the Study Area as a Condemnation Redevelopment Area. 

 

6. Preparation of a Redevelopment Plan. In the event the Land Use Board determines 

to recommend that the Borough Council designate the Study Area as a Condemnation 

Redevelopment Area, the Land Use Board is hereby authorized and directed to prepare a 

redevelopment plan for the Study Area without need of further action by the Borough 

Council.    

 

7. Severability. If any part of this Resolution shall be deemed invalid, such parts shall be 

severed and the invalidity thereby shall not affect the remaining parts of this Resolution. 

 

8. Availability of the Resolution. A copy of this Resolution shall be available for public 

inspection at the offices of the Borough Clerk. 

 

9. Effective Date. This Resolution shall take effect immediately. 
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Motion to Approve R 24-168: 

This is a Certified True copy of the Original 

Resolution on file in the Municipal Clerk’s 

Office. 

 

DATE OF VOTE: October 2, 2024 

 

 

____________________________________ 

Nancy Tran, Municipal Clerk 

Borough of Highlands 
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APPENDIX B: Borough of Highlands Tax Assessment Records 
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NOTICE OF PROPERTY TAX ASSESSMENT FOR  
THIS NOTICE IS REQUIRED UNDER N.J.S.A. 54:4-38.1 
BLOCK: LOT: QUAL: 
 
PROPERTY LOCATION:                                                                          CLASS: 
          
                                                                                                                                   
LAND:                                            BUILDING:                                             TOTAL: 
 
 
NET PROPERTY TAXES BILLED FOR                                                      ASSESSMENT 
                                                                                                                        TOTAL: 
       WERE: 
                                              
THIS IS NOT A BILL. SEE OTHER SIDE FOR APPEAL INFORMATION. 

PRESORTED 
FIRST-CLASS MAIL 
U.S. POSTAGE PAID 

APPEAL INSTRUCTIONS 
If you agree with the assessed value shown, you do not need to do anything. 
 
If you disagree with the assessed value shown, you may file an appeal with the Monmouth County 
Board of Taxation. Forms, instructions and a guide to the process Understanding Property Assessment 
Appeals for Monmouth County may be obtained at https://secure.njappealonline.com or through your 
municipal assessor at the address printed on the reverse of this notice. 
 
Assessment appeals filed with the Monmouth County Board of Taxation must be filed on or before 

January 15 or 45 days from the date mailed, as it appears on the front of this notice, whichever date 

is later. 
 
Also, note that the Monmouth County Board of Taxation has developed an online appeal system ac-
cessed via https://secure.njappealonline.com. Traditional "paper" appeals are also available at your 
municipal assessor's office. 
 
If the assessed value exceeds $1,000,000, you have the option of filing your appeal directly with the 
Tax Court at PO Box 972, Hughes Justice Complex, Trenton, New Jersey 08625. Pursuant to N.J.S.A. 
54:3-21(a)(2), all assessment appeals filed directly to the Tax Court must be filed on or before April 1 

or 45 days from the date mailed as it appears on this assessment notice, whichever date is later. 
Forms which you may use to file your complaint may be found at  
http://www.judiciary.state.nj.us/taxcourt/dcmform.html 
 
This assessment will be used to calculate your property tax bill. Do not multiply last year's property tax 
rate by the current year's assessment value to determine taxes for the current year. 

 ASSESSOR'S OFFICE
 BOROUGH OF HIGHLANDS
 BORO HALL, 171 BAY AVE
 HIGHLANDS NJ 07732                        FREEHOLD NJ
                                           PERMIT #1

 DISTRICT: BOROUGH OF HIGHLANDS

                                    DATE MAILED: 11/15/23
                              2024                #000152

       84             2.01

                 MARINE PLACE                     4A

          480,000              350,000            830,000

                       2023     2023
                                                  830,000
            $16,649.80

                     P.O. BOX 8100
                     RED BANK, NJ            07701
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APPENDIX C: Property Deeds for Block 82, Lot 2.01 
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APPENDIX D: Letter from Colliers Engineering and Design, dated January 9, 2023 
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2000 Midlantic Drive 
Suite 100  
Mount Laurel New Jersey 08054 
Main: 877 627 3772 
 
 

Maser Consulting is now Colliers Engineering & Design 
 

January 9, 2023 

Mr. Michael Muscillo, Borough Administrator 
Borough of Highlands 
42 Shore Drive 
Highlands, New Jersey 07732 
 
Captains Cove Marina Bulkhead Repairs – Block 84, Lot 2.01; Washington Avenue 
Borough of Highlands, Monmouth County, New Jersey  
Notice of Imminent Danger of Public along Washington Avenue – Lack of Bulkheading 
Soil Loss / Potential Road Structure Loss / Safety Threat 
Colliers Engineering & Design Project No. 23002142a 

Dear Michael, 

A site meeting was called for on December 30, 2022, at noon, at the direction of Administration; I 
met with Mr. Muscillo, on-site to walk the Captain’s Cove area along Washington Avenue.  A number 
of pictures were taken and attached hereto, describing the imminent danger along the shoulder of 
the local street.   

Roughly 8 months ago, we met with the owner of Captain’s Cove, and he stated to Administration 
that the old timber bulkhead would be removed and replaced with new PVC sheeting and timber 
piles/deadmen in a timely fashion. 

This is not the case; our inspection concludes that the old timber sheets are still in place, failing and 
the lack of bulkheading along Captain’s Cove is now posing a threat to the local right of way, 
Washington Avenue. 

Below are our findings as they relate to public safety and welfare of the residents and motorists: 

I. Bulkhead missing: 

Bulkhead was missing during my inspection; soil was lost during multiple storms, thus 
eroding into the open waters of the Cove.  The opening was roughly 20-ft long. 

II. Loss of roadway and curbs/gutters: 
 
My inspection concluded that the roadway structure, public property, was damaged thus 
resulting in the loss of the concrete gutters and curbs along roughly 100-ft of the public 
street, Washington Avenue. 
 
I also noted that roadway sub-base material may have eroded from beneath the 
roadway structure, thus creating a health and safety threat; the loss of sub-base material 
beneath a hot mix asphalt roadway surface will eventually result in a roadway failure.  
We cannot assess this since the barriers are placed right at this soil loss area. 
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The only solution to this problem is to saw-cut and remove the roadway HMA surface 
near the problem area, until the ‘soil loss’ limits are uncovered.  This is an unknown, 
since  there is no way of determining the extent of soil loss. 
 
Each rainstorm / high tide / moon tide will exacerbate the soil losses and potential for 
roadway sink-hole failure. 
 
We highly recommend that the public street be closed, in the area within 25-ft of the 
known point of soil loss. 
 
The entire danger area should be protected with barrier or fence to prohibit children or 
passerbys or vehicles from entering this area. 
 
Potential sink-hole areas cannot be trusted; this area is suspect and should be closed 
with barrier / fencing.  
 

III. Bulkhead PVC Sheeting Installed: 
 
When I visited the site, I noted that the PVC sheets staged on the ground may not be the 
prescribed lengths, as per the approved Zane Permit Plan. 
 
It was confirmed that the PVC sheets being used may only be 18-ft long. 
 
By permit, the sheets should be 22-ft long, tip to tip, not including any cut-off at the top 
after set.  Right now, we have been noticing that a number of the sheets are being left 
roughly 1-3 high, and then subsequently cut-off to match the Top of BH Height of 
roughly 6.0 elevation. 
 
If nearly 2-ft of the sheet is cut-off and the sheets are only 18-ft long, then the 
embedment will be roughly 6-ft short of the Engineer’s Certified Construction Plan. 
 
This poses a significant problem from a structural and safety standpoint. 
 
A meeting should be scheduled right away between the landowner, Contractor, the 
Engineer of Record, Borough, and the NJDEP. 
 

IV. Timber Pile Lengths by Design Plan: 
 
The approved plans show a new PVC sheet, 22-ft long, be driven in along side the new 
timber piles.  However, when we reviewed the previous design plans from 2012, the 
timber piles should be 25-ft long.  The Engineer of Record should review the design and 
affirm that the reduction from 25-ft to 20-ft for pile lengths is permitted, without 
adversely impacting the load rating and ability to resist push-out. 
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V. Alignment of New Bulkhead: 
 
The visual inspection concludes that the new bulkheads have a waving alignment of 
nearly 3-ft off from the original timber bulkhead alignment. 
 
Once this mis-aligned bulkhead is complete, and the dredging is complete, the Owner 
may have a significant issue when setting the new floating docks and stairs / boat slips. 
 
The slips and floating docks require a straight and consistent alignment from mounting 
and assuring zero gaps between sections, for safety. 
 
The Zoning Officer and Code Official for the Borough should also attend this meeting. 

NJDEP Involvement: 

We understand that the NJDEP may be visiting the site in the coming days.  We ask that a meeting be 
scheduled where we may be present as well as the Borough Officials. 

The NJDEP should be involved in any meetings since the construction to date may not meet the 
requirements of the approved Bulkhead Replacement Plans approved by the State Agency. 

Please call me with any questions or concerns. 

Sincerely, 

Colliers Engineering & Design 

 

Theodore Wilkinson, PE, CME 
Municipal Associate / Senior Project Manager 
 
TW/tw 
 
cc: Mayor 
 Andrew Ball, Solicitor 
 NJDEP, Suzanne Biggins 
 NJDEP Enforcement 
 Spencer Carpenter, Public Works 
R:\Projects\2023\23002142A\Correspondence\OUT\230105 Ltr to Admin _ road failure at Capt Cove 23002142a.docx 
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                             Erosion right up to roadway 

Road sub-base is eroded into Cove 

 

Sheets measured 18-ft   Alignment is not straight 
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APPENDIX E: Captain’s Cove Marina Structural Inspection Report, prepared October 14, 

2024, revised November 4, 2024, by Colliers Engineering and Design.  
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Executive Summary 
Colliers Engineering & Design, Inc. (CED) conducted a condition inspection of the Captain’s Cove 
Marina located at 2 Washington Ave, Highlands, New Jersey on September 13, 2024. The inspection 
aimed to evaluate the structural integrity of the bulkhead due to safety concerns raised by the 
Borough of Highlands. The evaluation was based on visual observations, focusing solely on the 
structural components, with no testing or detailed structural analysis performed. This report uses a 
condition rating scale from ASCE 130, ranging from 6 (Good) to 1 (Critical). Captain’s Cove Marina, 
measuring 52,500 square feet, consists of four sections, refer to Figure 1: Captain’s Cove Marina 
Sections and Table 1: Captain’s Cove Marina Sections Index for additional information.  

Section A (Easternly Bulkhead) exhibited FAIR structural condition. The bulkhead is missing a timber 
cap but overall appears to be in the best condition of the three runs of bulkhead. CED does have 
concerns with this section’s structural capacity given the findings that the installed bulkhead sheets 
are embedded roughly 6ft shorter than what was specified on the design plans. CED suggests 
performing a structural analysis on the bulkhead using its as-built condition to determine its 
structural capacity to ensure safety and durability moving forward. 

Section B (Southernly Bulkhead) exhibited CRITICAL structural condition. Advanced deterioration, 
overstressing, failing connections and inadequate construction was observed along the entire 
structure. These deficiencies significantly reduce the load-bearing capacity of the bulkhead and 
more widespread failures are likely to occur if the structure remains and storm events occur. 

Section C (Westerly Bulkhead) exhibited CRITICAL structural condition. Advanced deterioration, 
overstressing, failing connections and inadequate construction was observed along the entire 
structure. These deficiencies significantly reduce the load-bearing capacity of the bulkhead and 
more widespread failures are likely to occur if the structure remains and storm events occur. 

Section D (Easternly Dock) exhibited FAIR structural condition. The timber elements are in fair 
condition, but CED has concerns over the structural capacity of the connections given no notching of 
the piles was implemented.   

In conclusion, the inspection of Captain’s Cove Marina reveals serious structural and construction 
deficiencies. Action is essential to restore the Marina’s integrity, prevent further deterioration, and 
ensure the safety of its users and adjacent properties. Considering these findings, a series of 
recommendations have been developed to enhance the safety and longevity of the Marina. 
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1.0 Introduction 

1.1 Background 

Colliers Engineering & Design, Inc. (CED) was contracted by the Borough of Highlands to perform a 
condition inspection of the Captain’s Cove Marina located at 2 Washington Ave, Highlands, New 
Jersey, Block 84, Lot 2.01 for the purposes of evaluating the structural condition of the bulkhead. 
This request stemmed from erosion issues and partial failure of the Western Section of the 
bulkhead. 

The information contained in this report is based solely on visual observations of the Marina. No 
testing of material or structural analysis was conducted. This report represents CED’s best efforts to 
describe the exposed existing structural conditions of the bulkhead at the time of our site visit. The 
approximately 1,475 linear foot bulkhead was inspected and evaluated by CED, which divided the 
bulkhead into the following three sections. CED also inspected the easternly dock.  
 

 

Figure 1: Captain's Cove Marina Sections 
 

Table 1: Captain’s Cove Marina Sections Index 
Section Identifying Name Dimension Fig. 1. Reference Color 

A Easternly Bulkhead 700 Linear Feet Green 
B Southernly Bulkhead 75 Linear Feet Blue 
C Westerly Bulkhead 700 Linear Feet Red 
D Easternly Dock N/A Yellow 
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1.2 Scope of Work 

The scope of the inspection is limited to the structural systems (Bulkheads) only. Evaluation of 
mechanical, electrical, lighting and fire protection systems are not included in the scope of CED’s 
inspection. The existing building structures, associated Marina structures, and other miscellaneous 
elements are not included in the scope of CED’s inspection unless explicitly specified in this 
document. The primary objectives of the inspection were to assess the general structural condition 
of the Marina’s Bulkheads and identify recommended repairs. 
 

1.3 Condition Rating Scale 

The Condition Assessment Ratings contained in ASCE 130: Marine Facilities and Inspection Manual 
were utilized in this report. Per ASCE 130, the general condition assessment ratings for all element 
groups are based on the six ratings of the assessment scale as follows:  

(6) Good: No visible damage or only minor damage noted. Structural elements may show very minor 
deterioration, but no overstressing observed. No repairs are required.  

(5) Satisfactory: Limited minor to moderate defects or deterioration observed but no overstressing 
observed. No repairs are required.  

(4) Fair: All primary structural elements are sound, but minor or moderate defects or deterioration 
observed. Localized areas of moderate to advanced deterioration may be present but do not 
significantly reduce the load-bearing capacity of the structure. Repairs are recommended, but the 
priority of the recommended repairs is low.   

(3) Poor: Advanced deterioration or overstressing observed on widespread portions of the structure 
but does not significantly reduce the load-bearing capacity of the structure. Repairs may need to be 
carried out with moderate urgency.   

(2) Serious: Advanced deterioration, overstressing, or breakage may have significantly affected the 
load-bearing capacity of primary structural components. Local failures are possible, and loading 
restrictions may be necessary. Repairs may need to be carried out on a high-priority basis with 
urgency.   

(1) Critical: Very advanced deterioration, overstressing, or breakage has resulted in localized 
failure(s) of primary structural components. More widespread failures are possible or likely to occur, 
and load restrictions should be implemented as necessary. Repairs may need to be carried out on a 
very high-priority basis with strong urgency. 

 

74

Item 15.



 

Captain’s Cove Marina – Bulkhead Inspection | Revised: November 4, 2024 Page 4 

2.0 Marina Description 
The owner currently uses the property for private sea-craft mooring. The property sits directly on 
the Raritan Bay. The Marina is located between the paper street of Rodgers Street and Washington 
Avenue. 

Additional inspection photos and photos referenced through this report can be found in Appendix 
A – Inspection Photos. 

2.1 Section A - Easternly Bulkhead 

Section A is the Easternly Bulkhead section of the Marina. It extends approximately 700-feet in from 
the Washinton Avenue and Marine Place Corner intersection (Photo 1). The bulkhead is composed of 
driven, vinyl sheet piles, supported by external top and bottom timber walers. The walers span 
between timber piles that are spaced roughly 5-feet on center. Tie-rods are exposed on each timber 
pile, their length and deadman system is unknown currently (Photos 3-6). The bulkhead has timber 
framing running at the top of the sheet piles for the top timber cap connection (Photo 2). In some 
locations the bulkhead is missing the rear timber framing and top timber cap decking (Photos 7 & 8). 
An outfall pipe with an outfall backflow preventer was found coming from the stormwater system 
along Washington Avenue. 

2.2 Section B - Southernly Bulkhead 

Section B is the Southernly Bulkhead section of the Marina. It extends approximately 75-feet parallel 
to Cheerful Place (Photo 12). There is an older timber bulkhead behind a newer vinyl bulkhead. The 
older timber bulkhead is traditional timber sheeting, piles and walers, and the newer vinyl bulkhead 
does not appear to have any walers other than the top timber cap framing (Photos 14-16). Tie-rods 
appear to be connected to the newer timber framing of the newer bulkhead to the back side of the 
older deteriorated timber bulkhead. There is a roughly 18-inch gap between the front face of the 
older timber bulkhead and the rear of the newer vinyl bulkhead that has tidal waters in it (Photo 13). 
An outfall pipe with an outfall backflow preventer was also found on this section of bulkhead.  

2.3 Section C - Westerly Bulkhead 

Section C is the Westerly Bulkhead section of the Marina. It extends approximately 700-feet in from 
the Marine Place and the paper street of Rodgers Street (Photos 21, 28, 31 & 32). The bulkhead 
construction is very similar to Section B. There is an older deteriorated timber bulkhead behind a 
newer failing vinyl bulkhead. The bulkhead is leaning, bowing and is overall very poor construction. 
Like section B tie-rods were attached from the upper timber framing of the newer vinyl bulkhead to 
the rear face of the existing deteriorated bulkhead. There appears to only be one waler line around 
mid-height of the new vinyl bulkhead with tie-rods, the deadman and extend of the tie-rods is 
unknown. No piles in front of the bulkhead were found. This section has no timber cap and also has 
an outfall pipe with an outfall backflow preventer (Photo 37). 
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2.4 Section D - Easternly Dock 

Section D – Easternly Dock is located at the Northern end of Section A – Easternly Bulkhead and is 
roughly 25-feet by 50-feet. Historically, there was a dilapidated building, decking and stringers that 
have since been removed. Currently, there are multiple timber piles and timber girders. The existing 
timber girders are face-mounted to the timber piles with lag screws. 
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3.0 Inspection Observations 

3.1 Section A – Easternly Bulkhead 

Overall Condition: 
Section A – Easternly Bulkhead is in FAIR condition. The structural capacity of the bulkhead is 
currently unknown. A report from CED, dated January 9, 2023, was issued following a sinkhole and 
washout incident on Washington Avenue. This report highlights discrepancies between the installed 
sheet piles and the original design specifications. The installed vinyl sheet piles were found to be 
only 18 feet in total length, whereas the plans specified 22-foot sheets. Additionally, during 
installation, approximately 1 to 3 feet of the sheets were cut off, resulting in an actual as-built 
embedment of only 5 feet instead of the intended 11 feet. 

This reduced embedment depth may significantly impact the structural integrity and durability of 
the bulkhead, leaving it potentially more susceptible to erosion and undermining. 

Timber Piles: 
The timber piles are generally in fair condition, with no significant deterioration observed.  

Vinyl Sheet Piles: 
The vinyl sheet piles are generally in fair condition. In some locations the vinyl sheet piles are 
cracking and per previous reports they appear to be short of the required embedment depth. 

Walers and Cap: 
The top and bottom timber walers are generally in fair condition, with no significant deterioration 
observed, however the timber pile cap is unfinished and missing in areas. 

Hardware and Connections: 
The connection hardware, appears to be in fair condition, minor deterioration is present. 

Outfall: 
The outfall, appears to be in fair structural condition. 

 
3.2 Section B – Southernly Bulkhead 

Overall Condition: 
Section B – Southernly Bulkhead is in CRITICAL condition, with various structural deficiencies that 
are currently compromising its structural stability. The general construction in this section of the 
bulkhead is inadequate and can be attributed to the main source of the structural deficiencies. 
These structural deficiencies put the structure at risk of collapse if a storm event occurs. 

Vinyl Sheet Piles: 
The vinyl sheet piles are generally in poor to failing condition; overstressing is apparent throughout 
the bulkhead. The installation of the sheet piles Infront of the existing timber bulkhead, rather than 
demoing the existing timber bulkhead has led to significant structural instability. The choice to tie 
back the vinyl sheet piles to the existing, failing timber bulkhead has led to structural failure and 
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large deflections of the vinyl sheet pile. This section is also assumed to have sheets with shorter 
than specified pile embedment. Due to these structural deficiencies the vinyl sheet pile is 
overstressed and deflecting outwards significantly at the mudline (Photo 20). 

Timber Bulkhead: 
The Timber Bulkhead is in serious condition with large portions of the bulkhead failing due to rot, 
age and deterioration. Photos 14-16 showcase the deteriorated state of the wooden bulkhead and 
the poor construction of the vinyl bulkhead. 

Waler and Cap: 
The single timber waler and cap on the vinyl sheet pile is generally in fair condition, with no 
significant deterioration observed however it is not functioning properly as its anchorage system 
relies on the failing timber bulkhead. 

Hardware and Connections: 
The connection hardware, appears to be in critical condition. The hardware present on the timber 
bulkhead in most cases is ineffective. The Vinyl Sheet Pile and Waler hardware is in fair condition, 
with no significant deterioration observed, however it is not functioning properly as it is fastening to 
the waler which relies on the failing timber bulkhead (Photo 17-19). 

Outfall: 
The outfall itself appears to be in fair structural condition; however, the newer vinyl bulkhead 
installation was prematurely halted before properly tying into the end of the eastern bulkhead. This 
gap has allowed water to infiltrate the void space between the old timber bulkhead and the newer 
vinyl bulkhead, potentially compromising the structure over time. 

3.3 Section C – Westerly Bulkhead 

Overall Condition: 
Section C – Westerly Bulkhead is in CRITICAL condition, with various structural deficiencies that are 
currently compromising its structural stability. The construction of this section of the bulkhead is 
inadequate, largely due to insufficient embedment depth, which is the primary source of its 
structural deficiencies. In this area, as in other sections, the vinyl sheet piles are estimated to be 
embedded only 5 feet into the mudline, far below recommended depths. This shallow embedment 
has led to visible failure, with the toe of the vinyl bulkhead pushing outward and destabilizing. 

These construction deficiencies severely compromise the bulkhead’s structural integrity, leaving it 
highly vulnerable to collapse, especially during storm events. Without corrective measures, the risk 
to this section remains significant. 

Vinyl Sheet Piles: 
The vinyl sheet piles are generally in poor to failed condition, with signs of overstressing throughout 
the bulkhead. Installing the vinyl sheet piles directly in front of the existing timber bulkhead, rather 
than removing the deteriorated timber first, has caused substantial structural instability. Tying back 
the new vinyl sheet piles to the failing timber bulkhead has further compounded this instability, 
resulting in large deflections of the vinyl sheets, as seen in Photos 24-25. 
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Due to these deficiencies, one section of vinyl sheet pile has become severely overstressed, causing 
the lower portion to push outward at the mudline by a significant distance. An attempt to reinforce 
this area with timber was poorly executed and has also failed (refer to Photos 33-36). This series of 
issues highlights the urgent need for corrective action to address the compromised stability of the 
bulkhead. 

Timber Bulkhead: 
The Timber Bulkhead is in poor to failing condition with large portions of the bulkhead failing due to 
rot, age and deterioration.  

Waler: 
The single timber waler on the vinyl sheet pile is generally in fair condition, with no significant 
deterioration observed however it is not functioning properly as its anchorage system relies on the 
failing timber bulkhead or an unknown tie-back system. 

Hardware and Connections: 
The connection hardware, appears to be in poor condition. The hardware present on the timber 
bulkhead is, in most cases, inadequate. The Vinyl Sheet Pile and Waler hardware is in fair condition, 
with no significant deterioration observed, however it is not functioning properly as it is fastening to 
the failing timber bulkhead (Photo 26-27). 

3.4 Section D – Easternly Dock 

Overall Condition: 
Section D – Easternly Dock is in FAIR condition. The capacity in unknow without performing a 
structural analysis. 

Timber Piles: 
The timber piles are generally in fair condition. Some deterioration is apparent but nothing too 
excessive.  

Girders: 
The existing girders are generally in fair condition. The girders are faced mounted to the timber piles 
without a pile notch. This significantly reduces the load-bearing capacity of the girders and will lead 
to a lower structural capacity. The decking is not installed completely, and the dock remains 
unfinished.  

Hardware and Connections: 
The connection hardware, appears to be in fair condition but again no notching was included so the 
connection capacity is lower than what ultimately could have been.  
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4.0 Recommendations 
Based on the observations of this inspection, several repairs, bulkhead replacements and further 
evaluations are recommended. CED’s recommendations are provided below for each section of the 
marina and classified as Immediate, Priority, Routine Maintenance and/or Inspection Actions. 

Immediate Level repairs require prompt response to prevent unsafe conditions at the structure.  

Priority Level repairs are recommendations that are required to maintain the structure in safe 
operating condition, and/or prevent the discovered deterioration from continuing to a point where 
future repairs will significantly increase in cost. Implementation of Priority Level repair should occur 
within approximately two years.  

Routine Level repairs should be undertaken as part of a scheduled maintenance program, or other 
scheduled projects. Postponing Routine Level repairs will not compromise the stability of the 
structure but can lead to these items deteriorating further into priority level repairs. It is anticipated 
that these repair items should be implemented within approximately four years. 

4.1 Section A – Easternly Bulkhead 

Immediate Repairs  

• None. 

Priority Repairs  

• Finish Timber Sheet Pile Cap 
o Problem: The current bulkhead is missing some of the timber bracing along the 

backside for certain stretches and lacks a properly constructed timber cap.  
o Recommendation: Finish the sheet pile cap and timber bracing and replace any 

deteriorated timber and fasteners on pile cap. 
Routine Repairs  

• General Inspection and Maintenance Plan: 
o Problem: While immediate and priority repairs address critical issues, a longer-term 

maintenance plan is needed to keep Section A – Easternly Bulkhead in satisfactory 
condition. 

o Recommendation: Develop a scheduled maintenance program that includes regular 
inspections and minor repairs to prevent future significant deterioration 

Inspection Actions 

• Structural Analysis: 
o CED recommends performing a structural analysis of the existing bulkhead to 

determine if it is structurally sufficient. This would require a design level inspection 
of the bulkhead and researching the sheet pile embedment lengths and tie-back 
system. 
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4.2 Section B – Southernly Bulkhead 

Immediate Repairs  

• Replace Bulkhead 
o Problem: The current bulkhead condition is structurally unstable and insufficient for 

any type of repair and has the possibility of progressive failure during larger storm 
events. 

o Recommendation: Completely remove all of the existing timber and vinyl bulkhead 
and replace with a new properly constructed bulkhead system. 
 

Priority Repairs 

• None since replacement is recommended. 

Routine Repairs 

• General Inspection and Maintenance Plan: 
o Problem: Once a new Bulkhead is installed a maintenance plan will keep it in safe 

condition for a longer period. 
o Recommendation: Develop a scheduled maintenance program that includes regular 

inspections and minor repairs to prevent future significant deterioration 

Inspection Actions 

• None since replacement is recommended. 
 

4.3 Section C – Westerly Bulkhead 

Immediate Repairs  

• Replace Bulkhead 
o Problem: The current bulkheads condition is structurally unstable and insufficient 

for any type of repair and has the possibility to fail during storm events. 
o Recommendation: Completely remove all existing timber and vinyl bulkhead and 

replace Section B – Southernly Bulkhead. 

Priority Repairs 

• None since replacement is recommended. 

Routine Repairs 

• General Inspection and Maintenance Plan: 
o Problem: Once a new Bulkhead is installed a maintenance plan will keep it in safe 

condition for a longer period. 
o Recommendation: Develop a scheduled maintenance program that includes regular 

inspections and minor repairs to prevent future significant deterioration 
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Inspection Actions 

• None since replacement is recommended. 
 

4.4 Section D – Easternly Dock 

Immediate Repairs  

• None, the dock is closed and unfinished. 
 

Priority Repairs 

• Finish constructing the dock. 
 
Routine Repairs 

• General Inspection and Maintenance Plan: 
o Problem: Once a new dock is installed a maintenance plan will keep it in safe 

condition for a longer period. 
o Recommendation: Develop a scheduled maintenance program that includes regular 

inspections and minor repairs to prevent future significant deterioration 
 

Inspection Actions 

• Evaluate existing condition and perform structural analysis on existing girder connections for 
future dock use and allowable live loading. 
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5.0 Impact on Adjacent Municipal / Residential Property 
The southern and eastern bulkheads, if left unrepaired, pose significant risks to nearby 
infrastructure, particularly under severe storm conditions. High winds, storm tides, wave action, and 
heavy rains would exert intense pressure on the weakened bulkhead, likely triggering sudden soil 
displacement and costly damage to adjacent properties and infrastructure. Without timely 
intervention, the risk to nearby roadways, residential properties, and municipal utilities will increase, 
underscoring the urgency of the proposed improvements to prevent erosion, collapse, and potential 
structural failure of the marina bulkhead. 

Currently, the deteriorating bulkhead is causing soil erosion and sinkholes along its backside, putting 
surrounding infrastructure at risk. Continued soil loss could undermine adjacent roadways, leading 
to failures, collapses, and hazardous sinkholes, all of which would threaten public safety and the 
integrity of nearby stormwater and utility systems. Residential properties in close proximity could 
also face land loss and possible foundation damage. Municipal infrastructure, such as water and 
sewage systems, is equally at risk due to sediment buildup and structural instability. Additionally, the 
stormwater outfall structures, which run through the bulkhead, are vulnerable, increasing the 
likelihood of localized flooding. 

If not addressed, these structural vulnerabilities could have cascading effects on the surrounding 
infrastructure. Timely repairs are critical to prevent what is now a localized issue from escalating into 
large-scale environmental and infrastructure damage, particularly in the event of a significant storm. 
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6.0 Conclusions 
On September 13, 2024, Colliers Engineering & Design conducted a detailed condition inspection of 
Captain’s Cove Marina, located at 2 Washington Ave, Highlands, NJ, at the request of the Borough. 
This inspection aimed to evaluate the structural integrity of the marina’s bulkheads, prompted by 
safety concerns, flooding and erosion observed. The assessment utilized a condition rating scale 
from ASCE 130, resulting in a comprehensive evaluation of four key sections of the marina. Section A 
(Easternly Bulkhead) was found to be in fair condition, with various structural deficiencies that could 
compromise its safety if not addressed. Sections B (Southernly Bulkhead) and C (Westerly Bulkhead) 
were rated as critical, showing severe deterioration that significantly impairs their load-bearing 
capacity. Action is essential for these sections to prevent potential structural failures. Section D 
(Easternly Dock) exhibited some issues, necessitating further evaluation to ensure its stability. The 
report outlines specific recommendations for immediate repairs, particularly for Sections B and C, 
and emphasizes the need for a structured maintenance plan for all sections.  
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Appendix A | Inspection Photos 
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Photo 1: Section A, Easternly Bulkhead Viewed across the marina from the Westerly Bulkhead 

 

 

Photo 2: Section A, Easternly Bulkhead, Viewed from Grade 
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Photo 3: Section A, Easternly Bulkhead Piles, Sheet Piles and Walers Viewed from Floating Dock 
Infront of Bulkhead 

 

 

Photo 3: Section A, Easternly Bulkhead Exposed Fastening System View 1 
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Photo 4: Section A, Easternly Bulkhead Exposed Fastening System View 2 

 

 

Photo 5: Section A, Easternly Bulkhead Waler Lap Connection, View 1 
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Photo 6: Section A, Easternly Bulkhead Waler Lap Connection, View 2 

 

 

Photo 7: Section A, Easternly Bulkhead, View 1 
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Photo 8: Section A, Easternly Bulkhead, View 2 

 

 

Photo 9: Section A, Easternly Bulkhead, Cracked Sheet Pile Section 
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Photo 10: Section A, Easternly Bulkhead, Viewed down Sheet Pile 
 

 

Photo 11: Section A, Easternly Bulkhead, Outfall Pipe with Outfall Backflow Preventer (Tideflex) 
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Photo 12: Section B, Southernly Bulkhead, Viewed Downwards from Grade 

 

 

Photo 13: Section B, Southernly Bulkhead, Viewed on Angle from Grade, View 1 
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Photo 14: Section B, Southernly Bulkhead, Viewed on Angle from Grade, View 2 

 

 

Photo 15: Section B, Southernly Bulkhead, Corner with Westerly Bulkhead, View 1 
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Photo 16: Section B, Southernly Bulkhead, Corner with Westerly Bulkhead, View 2 

 

 

Photo 17: Section B, Southernly Bulkhead, Fastener & Metal Sheetpile Bulkhead Condition, View 1 
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Photo 18: Section B, Southernly Bulkhead, Fastener & Metal Sheetpile Bulkhead Condition, View 2 

 

 

Photo 19: Section B, Southernly Bulkhead, Vinyl Bulkhead Connection 
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Photo 20: Section B, Southernly Bulkhead, Viewed down Sheet Pile 

 

 

Photo 21: Section C, Westerly Bulkhead, View from grade 
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Photo 22: Section C, Westerly Bulkhead, Corner Connection to the Southernly Bulkhead 
 

 

Photo 23: Section C, Westerly Bulkhead, Viewed down Sheet Pile, View 1 
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Photo 24: Section C, Westerly Bulkhead, Viewed down Sheet Pile, View 2 

 

 

Photo 25: Section C, Westerly Bulkhead, Viewed of Crushed Sheet Pile 
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Photo 26: Section C, Westerly Bulkhead, Deteriorated Timber Elements & Fasteners, View 1 

 

 

Photo 27: Section C, Westerly Bulkhead, Deteriorated Timber Elements & Fasteners, View 2 
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Photo 28: Section C, Westerly Bulkhead, Plywood backing Steel Sheet Piles, View 1 

 

 

Photo 29: Section C, Westerly Bulkhead, Single Waler on Viniyl Sheet Pile, View 1 
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Photo 30: Section C, Westerly Bulkhead, Single Waler on Viniyl Sheet Pile, View 2 

 

Photo 31: Section C, Westerly Bulkhead, Bulkhead Line, View 1 
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Photo 32: Section C, Westerly Bulkhead, Bulkhead Line, View 2 

 

 

Photo 33: Section C, Westerly Bulkhead, Bowed Out Bulkhead Repair 

 

102

Item 15.



 

Captain’s Cove Marina – Bulkhead Inspection | Revised: November 4, 2024 Page 32 

 

Photo 34: Section C, Westerly Bulkhead, Bowed Out Bulkhead Repair, View 1 

 

 

Photo 35: Section C, Westerly Bulkhead, Bowed Out Bulkhead Repair, View 2 
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Photo 36: Section C, Westerly Bulkhead, Bowed Out Bulkhead Repair, View 3 

 

Photo 37: Section C, Westerly Bulkhead, Outfall Pipe with Outfall Backflow Preventer (Tideflex) 
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Photo 38: Section C, Westerly Bulkhead, Bulkhead Along Marine Pl 

 

Photo 39: Section C, Westerly Bulkhead, Bulkhead Connection to Marine Pl Bulkhead 
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Photo 40: Section D, Easternly Dock, Viewed across Marina from Westerly Bulkhead 

 

 

Photo 40: Section D, Easternly Dock, Girder to Pile Connection, View 1 
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Photo 41: Section D, Easternly Dock, Girder to Pile Connection, View 2 

 

 

Photo 42: Section D, Easternly Dock, Viewed from Grade from Easternly Side 
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 Colliers Engineering & Design is a trusted provider of 
multi-discipline engineering, design and consulting 
services providing customized solutions for public and 
private clients through a network of offices nationwide. 

 

For a full listing of our office locations, please visit 
colliersengineering.com 

      

 
Civil/Site • Traffic/Transportation • Governmental • Survey/Geospatial 
Infrastructure • Geotechnical/Environmental • Telecommunications • Utilities/Energy 

1 877 627 3772 
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Amended Captain’s Cove Redevelopment Study November 16, 2024 

34 
Prepared by Heyer, Gruel & Associates 

APPENDIX F: Letter from Colliers Engineering and Design, dated November 6, 2024 
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101 Crawfords Corner Road Suite 3400 Holmdel New Jersey 07733 
Main: 877 627 3772 
 
 
 

VIA EMAIL 
November 6, 2024 

 
Mayor Carolyn Broullon 
Borough of Highlands 
151 Navesink Ave. 
Highlands, NJ 07732 
 
Captain's Cove Marina Bulkhead Deficencoes 
Project No. HIBC0001 

Dear Mayor Broullon, 

Colliers Engineering & Design (CED) has reviewed the current conditions at Captain’s Cove Marina 
and examined the original NJDEP permit #1317-090002.1 LUP210001. Our review has identified the 
following deficiencies in the bulkhead replacement construction, which do not comply with the 
permit’s requirements: 

1. Failure to Obtain Required Local, State, and Federal Approvals: 

o The permit stipulates that the permittee must secure all necessary local, state, and 
federal approvals, which includes obtaining a Floodplain Development Permit from 
the Borough of Highlands Department of Buildings & Housing. 

o It appears that the permittee did not apply for or obtain approval from the local 
Floodplain Manager. 

2. Non-Compliance with Bulkhead Installation Specifications: 

o The permit requires that the installed sheets meet the approved length specified in 
the plans (22 feet). A site inspection conducted on December 30, 2022, revealed that 
the sheets installed are only 18 feet long, with additional cutting of 1 to 3 feet from 
the top. This modification has reduced the actual embedment depth of the bulkhead 
below the required specifications, thereby decreasing its structural capacity 
compared to the design parameters in the approved permit plans. 

3. Violation of Bulkhead Placement Requirements: 

o The permit expressly states, “The existing timber bulkhead will be removed, and the 
vinyl bulkhead will be in the same footprint as the existing timber bulkhead.” 
However, on the southern and western sections of the bulkhead, the existing timber 
bulkhead was left intact, and the new vinyl bulkhead was installed in front of it, 
contrary to the permit’s directives. 

Each of these deficiencies reflects a deviation from the approved permit requirements, which may 
compromise the structural integrity and compliance status of the project. 
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Project No. HIBC0001 
November 6, 2024 
Page 2 | 2 

Sincerely, 

Colliers Engineering & Design, Inc. 
(DBA Maser Consulting) 

 

 

Ian R. Walczak, PE, CST 
Assistant Project Manager 
 

R:\Projects\E-H\HIBC\HIBC0001\Correspondence\OUT\241106_Captain's Cove Marina Bulkhead_NJDEP Compliance Letter.docx 
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 2024 December 03 

 Ms. Nancy Tran 
 Land Use Board Secretary 
 Borough of Highlands 
 151 Navesink Avenue 
 Highlands, NJ   07732 

 RE:  43 Gravelly Point Road 
 Block 100, Lot 26.43 
 Borough of Highlands, Monmouth County, NJ 

 Dear Nancy, 
 We are in receipt of the engineer’s letter on the referenced property dated 10/25/24.  Please find 
 in this letter our responses to the requests listed in their letter. 

 References to the engineer’s letter specific comments are in  bold  . 

 1.  The revised drawing set has been provided with a date of 2024.December 03 and stated 
 in the title block; 

 2.  The revised drawing set shows an architectural digital stamp in the title block; 
 3.  I.5  :  The front yard setback is proposed as 9.73 feet  as referenced on the proposed plot 

 plan.  Side yard setbacks are proposed as 3.0 feet on each side.  The width of the building 
 is 18.5 feet as shown on the design documents. 

 4.  VI.1  :  A plot plan showing the proposed structure  is provided on the design drawings. 
 Additional information requested has been provided.  The lawn and pavement areas to 
 the north of Lot 26.43 are an impervious surface parking area for the apartment buildings 
 to the north.  We are not providing additional survey information in this submission as the 
 Lot in question is at a lower elevation than the parcel to the north. 

 5.  VI.3:  The proposed first floor deck extends beyond the lot line in accordance with 
 21-86A.4.b(2)(a) for bungalow colonies.  This is shown in the attached survey at the time of 
 the purchase and sale of the property by the current homeowner.  The adjacent 
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 residences and their decks extending past the property lines are shown on the proposed 
 layout plan [PM-102.00] 

 6.  VI.4:  Building height is provided on the Zoning Table  [PM-102.00] and Exterior Elevations 
 [A-301.00], which shows a height from the new first floor to the ridge of the roof as 26.0’. 
 This is the information requested for the variance. 

 7.  VI.5:  The existing structure has been demolished  in its entirety. 
 8.  VI.6:  Lot and building coverages are noted on the  Zoning Table [PM-102.00]. 
 9.  VI.7:  Refer to drawing PM-102.00 for proposed parking  spaces, 1 covered in the garage, 1 

 un-covered on existing compacted soil. 
 10.  VI.8:  Refer to drawing PM-102.00 for surface material  locations. 
 11.  VI.9:  Water runoff flows from the rear of the property  to the front of the property.  Refer to 

 the plot plan on PM-102.00. 
 12.  VI.10:  Gutters and rain leaders are not provided.  Rain dispersion system is proposed and 

 noted on drawing A-203.00. 
 13.  VI.11:  Proposed utilities enter the property from Gravely Point Road and are shown on the 

 design drawings. 

 Should you have any questions or require further information, please do not hesitate to discuss 
 with us at the telephone number below. 

 Sincerely, 
 The Elevated Studio 

 Brian Baer   ra   leed_ap   ncarb 
 President and Executive Director 
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This Project is governed by the most current edition of the New Jersey State Residential Building Code, including its appendicies and references and manuals.  The information in this contract documentation includes tables, criteria, references and guidelines set forth in that Code.  The Contract shall make themselves familiar with this current edition as it relates to the completion of the Work.1. The contractor shall verify all details and dimensions before The contractor shall verify all details and dimensions before proceeding with the work: Notify architect of any discrepancies before proceeding. 2. The Contractor will apply for and pay for the Building Permit.  The Contractor will apply for and pay for the Building Permit.  Related sub trades will apply and pay for respective permits.3. The engineering design of Plumbing, Heating, Ventilation and The engineering design of Plumbing, Heating, Ventilation and Electrical systems are the responsibility of the contractor or his sub-contractors in accordance with all governing codes and requirements of authorities having jurisdiction over the project.  The design of all systems shall provide for optimum human comfort and usability consistent with the overall quality of the Project, to the satisfaction of the Owner and the Architect.  The adequacy of the heating systems and electrical systems must be determined prior to the beginning of the work of these trades. The Contractor shall submit a layout of all ducts, louvers, radiation and equipment to the Architect.  Where required for approvals of officials having jurisdiction over the Project, provide design drawings, calculations and other information necessary to demonstrate conformance with requirements, including any professional certifications and seals of professional engineers qualified to provide such services.  The Contractor will be responsible for all coordination with site and structural drawings; and mechanical, plumbing and electrical layouts. 4. The contractor will be responsible for the patching and repair of The contractor will be responsible for the patching and repair of any trim, flooring, walls or ceilings disturbed by any aspect of the work.5. All work shall comply with all applicable federal, state and local All work shall comply with all applicable federal, state and local codes.6. The Contractor shall maintain the site neat and debris free.  The The Contractor shall maintain the site neat and debris free.  The Contractor shall maintain adequate dumpsters on the site for the duration of the work and properly dispose of all debris.  No construction debris or excess excavation material will be left on or buried on the site.  No burning of material will be permitted on the site.7. The Contractor will be responsible for the patching and repair of The Contractor will be responsible for the patching and repair of any damage caused to the existing roadway, driveway curbs and plantings, on site, public r.o.w, or adjacent property.8. All dimensions shall be verified in the field, and any discrepancies All dimensions shall be verified in the field, and any discrepancies are to be reported to the architect for resolution before proceeding with the affected work.  All dimensions, unless otherwise indicated, are to face of stud or concrete.9. Unless otherwise noted, details shown on drawings are to be Unless otherwise noted, details shown on drawings are to be considered typical for similar conditions.10. The drawings are intended to describe and provide for the The drawings are intended to describe and provide for the completed construction including all labor and materials necessary to produce such construction; what is called for by the drawings shall be complete in every detail, notwithstanding whether or not every item necessarily involved is particularly mentioned.  Where discrepancies occur, the most stringent requirements shall govern.11. Contractor to arrange for all required inspections.  Contractor to Contractor to arrange for all required inspections.  Contractor to obtain and provide to the Owner a Certificate of Occupancy from the Building Department.12. Contractor to close off all openings between work areas from Contractor to close off all openings between work areas from areas of the premises occupied by the Owner at all times during construction.  Barriers shall be adequate to prevent all dust and objectionable matter from passing from work areas to Owner occupied areas.13. A pre-demolition asbestos survey was performed by the Program A pre-demolition asbestos survey was performed by the Program prior to bid, the findings of which are included in the notes on the bid document demolition drawings.  Where asbestos abatement is noted, the environmental contractor is required to follow all federal, state, and local asbestos abatement regulations.  The Program requires all work to be performed using EPA lead safe practices.14. Damages to existing structures, flatwork, or landscaping, not Damages to existing structures, flatwork, or landscaping, not being removed for the construction of the new home, and due to contractor negligence will be replaced in equal grade at the contractor's expense.15. Install a 6 foot chain link panelized construction fence prior to Install a 6 foot chain link panelized construction fence prior to the start of construction operations around the property with a 6 foot by 12 foot gate from the street.16. Post all emergency contact information on the site.Post all emergency contact information on the site.17. Provide a copy and post on site, all required permits and Provide a copy and post on site, all required permits and approved construction drawings.18. The contractor is responsible for final grading around the new The contractor is responsible for final grading around the new home and shall provide contractor grade grass seeding prior to issuance of certificate of occupancy.19. ResCheck and HERS rater documents are issued as separate ResCheck and HERS rater documents are issued as separate documents to these construction drawings.The Architect shall not be responsible for any of the work or other obligations of the contractor.  The architect shall no be responsible for the quality or performance of any construction, construction methods, contractor, materials, material assemblies, equipment, method of operation, the timely completion or start date of any work, or the safety precautions or procedures of the project, on the site, within the vicinity of the project or for any related activities or materials en route to the project.The contractor(s) shall be responsible for adequately bracing and protecting all work during construction against damage, breakage, collapse, distortion and misalignment.
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The architect makes no guarantees, warrantees or any other confirmation or certification of the quality, completeness, longevity, code compliance, accuracy or adherence to these or other drawings and specifications.  If required by the building department or other governing body or agency, the architect may at his discretion observe and certify the conditions of the Work. It shall be noted that these certifications are based on the architect's opinion only, and does not relieve the Contractor of its obligation to complete the work and its approval by the jurisdiction having authority.General ConditionsThe following is a list of items included in General  following is a list of items included in General following is a list of items included in General  is a list of items included in General is a list of items included in General  a list of items included in General a list of items included in General  list of items included in General list of items included in General  of items included in General of items included in General  items included in General items included in General  included in General included in General  in General in General  General General Conditions: Project Management, Overhead and Profit  Project Management, Overhead and Profit Project Management, Overhead and Profit  Management, Overhead and Profit Management, Overhead and Profit  Overhead and Profit Overhead and Profit  and Profit and Profit  Profit Profit (including but not limited to: mobilization, bonds, office,  but not limited to: mobilization, bonds, office, but not limited to: mobilization, bonds, office,  not limited to: mobilization, bonds, office, not limited to: mobilization, bonds, office,  limited to: mobilization, bonds, office, limited to: mobilization, bonds, office,  to: mobilization, bonds, office, to: mobilization, bonds, office,  mobilization, bonds, office, mobilization, bonds, office,  bonds, office, bonds, office,  office, office, invoicing, management, insurance, compliance with  management, insurance, compliance with management, insurance, compliance with  insurance, compliance with insurance, compliance with  compliance with compliance with  with with contractual reporting requirements, hiring and  reporting requirements, hiring and reporting requirements, hiring and  requirements, hiring and requirements, hiring and  hiring and hiring and  and and sub-contracting costs, maintenance and guarantee,  costs, maintenance and guarantee, costs, maintenance and guarantee,  maintenance and guarantee, maintenance and guarantee,  and guarantee, and guarantee,  guarantee, guarantee, overtime and safety), Contractor Vehicles, Safety, Site  and safety), Contractor Vehicles, Safety, Site and safety), Contractor Vehicles, Safety, Site  safety), Contractor Vehicles, Safety, Site safety), Contractor Vehicles, Safety, Site  Contractor Vehicles, Safety, Site Contractor Vehicles, Safety, Site  Vehicles, Safety, Site Vehicles, Safety, Site  Safety, Site Safety, Site  Site Site Security (6' chain link panelized construction fence -  (6' chain link panelized construction fence - (6' chain link panelized construction fence -  chain link panelized construction fence - chain link panelized construction fence -  link panelized construction fence - link panelized construction fence -  panelized construction fence - panelized construction fence -  construction fence - construction fence -  fence - fence -  - - National fence or equal in place prior to the start of  fence or equal in place prior to the start of fence or equal in place prior to the start of  or equal in place prior to the start of or equal in place prior to the start of  equal in place prior to the start of equal in place prior to the start of  in place prior to the start of in place prior to the start of  place prior to the start of place prior to the start of  prior to the start of prior to the start of  to the start of to the start of  the start of the start of  start of start of  of of construction operations.), Temporary Facilities and  operations.), Temporary Facilities and operations.), Temporary Facilities and  Temporary Facilities and Temporary Facilities and  Facilities and Facilities and  and and Services (Porta-John with pump out service quantity of  (Porta-John with pump out service quantity of (Porta-John with pump out service quantity of  with pump out service quantity of with pump out service quantity of  pump out service quantity of pump out service quantity of  out service quantity of out service quantity of  service quantity of service quantity of  quantity of quantity of  of of units and frequency of service as per the manufacturer  and frequency of service as per the manufacturer and frequency of service as per the manufacturer  frequency of service as per the manufacturer frequency of service as per the manufacturer  of service as per the manufacturer of service as per the manufacturer  service as per the manufacturer service as per the manufacturer  as per the manufacturer as per the manufacturer  per the manufacturer per the manufacturer  the manufacturer the manufacturer  manufacturer manufacturer to accommodate the crew size, Temporary Protection,  accommodate the crew size, Temporary Protection, accommodate the crew size, Temporary Protection,  the crew size, Temporary Protection, the crew size, Temporary Protection,  crew size, Temporary Protection, crew size, Temporary Protection,  size, Temporary Protection, size, Temporary Protection,  Temporary Protection, Temporary Protection,  Protection, Protection, Temporary Utilities, and General Site Requirements such  Utilities, and General Site Requirements such Utilities, and General Site Requirements such  and General Site Requirements such and General Site Requirements such  General Site Requirements such General Site Requirements such  Site Requirements such Site Requirements such  Requirements such Requirements such  such such as trailers, tools and consumables, equipment and  trailers, tools and consumables, equipment and trailers, tools and consumables, equipment and  tools and consumables, equipment and tools and consumables, equipment and  and consumables, equipment and and consumables, equipment and  consumables, equipment and consumables, equipment and  equipment and equipment and  and and rentals, dumpster and disposal fees, scaffolding up to  dumpster and disposal fees, scaffolding up to dumpster and disposal fees, scaffolding up to  and disposal fees, scaffolding up to and disposal fees, scaffolding up to  disposal fees, scaffolding up to disposal fees, scaffolding up to  fees, scaffolding up to fees, scaffolding up to  scaffolding up to scaffolding up to  up to up to  to to 10 feet, reproduction costs, and protection of finished  feet, reproduction costs, and protection of finished feet, reproduction costs, and protection of finished  reproduction costs, and protection of finished reproduction costs, and protection of finished  costs, and protection of finished costs, and protection of finished  and protection of finished and protection of finished  protection of finished protection of finished  of finished of finished  finished finished work. The above items are to be included in the general  The above items are to be included in the general The above items are to be included in the general  above items are to be included in the general above items are to be included in the general  items are to be included in the general items are to be included in the general  are to be included in the general are to be included in the general  to be included in the general to be included in the general  be included in the general be included in the general  included in the general included in the general  in the general in the general  the general the general  general general conditions of the project and shall meet all local and  of the project and shall meet all local and of the project and shall meet all local and  the project and shall meet all local and the project and shall meet all local and  project and shall meet all local and project and shall meet all local and  and shall meet all local and and shall meet all local and  shall meet all local and shall meet all local and  meet all local and meet all local and  all local and all local and  local and local and  and and state building code requirements.Damages to existing structures, equipment, appliances,  to existing structures, equipment, appliances, to existing structures, equipment, appliances,  existing structures, equipment, appliances, existing structures, equipment, appliances,  structures, equipment, appliances, structures, equipment, appliances,  equipment, appliances, equipment, appliances,  appliances, appliances, or fixtures caused by the contractor's error, omission,  fixtures caused by the contractor's error, omission, fixtures caused by the contractor's error, omission,  caused by the contractor's error, omission, caused by the contractor's error, omission,  by the contractor's error, omission, by the contractor's error, omission,  the contractor's error, omission, the contractor's error, omission,  contractor's error, omission, contractor's error, omission,  error, omission, error, omission,  omission, omission, or negligence will be replaced in equal grade at the  negligence will be replaced in equal grade at the negligence will be replaced in equal grade at the  will be replaced in equal grade at the will be replaced in equal grade at the  be replaced in equal grade at the be replaced in equal grade at the  replaced in equal grade at the replaced in equal grade at the  in equal grade at the in equal grade at the  equal grade at the equal grade at the  grade at the grade at the  at the at the  the the contractor's expense.Liquidated DamagesIn the event the Contractor shall fail to complete the  the event the Contractor shall fail to complete the the event the Contractor shall fail to complete the  event the Contractor shall fail to complete the event the Contractor shall fail to complete the  the Contractor shall fail to complete the the Contractor shall fail to complete the  Contractor shall fail to complete the Contractor shall fail to complete the  shall fail to complete the shall fail to complete the  fail to complete the fail to complete the  to complete the to complete the  complete the complete the  the the Work within the time fixed for such completion in the  within the time fixed for such completion in the within the time fixed for such completion in the  the time fixed for such completion in the the time fixed for such completion in the  time fixed for such completion in the time fixed for such completion in the  fixed for such completion in the fixed for such completion in the  for such completion in the for such completion in the  such completion in the such completion in the  completion in the completion in the  in the in the  the the Work Order, plus authorized time extensions, or if the  Order, plus authorized time extensions, or if the Order, plus authorized time extensions, or if the  plus authorized time extensions, or if the plus authorized time extensions, or if the  authorized time extensions, or if the authorized time extensions, or if the  time extensions, or if the time extensions, or if the  extensions, or if the extensions, or if the  or if the or if the  if the if the  the the Contractor, in the sole determination of the Client and  in the sole determination of the Client and in the sole determination of the Client and  the sole determination of the Client and the sole determination of the Client and  sole determination of the Client and sole determination of the Client and  determination of the Client and determination of the Client and  of the Client and of the Client and  the Client and the Client and  Client and Client and  and and Architect, has abandoned the Work, the Contractor shall  has abandoned the Work, the Contractor shall has abandoned the Work, the Contractor shall  abandoned the Work, the Contractor shall abandoned the Work, the Contractor shall  the Work, the Contractor shall the Work, the Contractor shall  Work, the Contractor shall Work, the Contractor shall  the Contractor shall the Contractor shall  Contractor shall Contractor shall  shall shall pay to the Client a sum in the amount of $250 per  to the Client a sum in the amount of $250 per to the Client a sum in the amount of $250 per  the Client a sum in the amount of $250 per the Client a sum in the amount of $250 per  Client a sum in the amount of $250 per Client a sum in the amount of $250 per  a sum in the amount of $250 per a sum in the amount of $250 per  sum in the amount of $250 per sum in the amount of $250 per  in the amount of $250 per in the amount of $250 per  the amount of $250 per the amount of $250 per  amount of $250 per amount of $250 per  of $250 per of $250 per  $250 per $250 per  per per day.   Demolition/Excavation and Grading/Backfill/DrainageThe scope of work may include but is not limited to  scope of work may include but is not limited to scope of work may include but is not limited to  of work may include but is not limited to of work may include but is not limited to  work may include but is not limited to work may include but is not limited to  may include but is not limited to may include but is not limited to  include but is not limited to include but is not limited to  but is not limited to but is not limited to  is not limited to is not limited to  not limited to not limited to  limited to limited to  to to the furnishing, installing and testing to industry  furnishing, installing and testing to industry furnishing, installing and testing to industry  installing and testing to industry installing and testing to industry  and testing to industry and testing to industry  testing to industry testing to industry  to industry to industry  industry industry standards and good construction practices the following  and good construction practices the following and good construction practices the following  good construction practices the following good construction practices the following  construction practices the following construction practices the following  practices the following practices the following  the following the following  following following items: Demolition, Excavation, and Backfill. 3 business  Demolition, Excavation, and Backfill. 3 business Demolition, Excavation, and Backfill. 3 business  Excavation, and Backfill. 3 business Excavation, and Backfill. 3 business  and Backfill. 3 business and Backfill. 3 business  Backfill. 3 business Backfill. 3 business  3 business 3 business  business business days prior to demolition and excavation operations one  prior to demolition and excavation operations one prior to demolition and excavation operations one  to demolition and excavation operations one to demolition and excavation operations one  demolition and excavation operations one demolition and excavation operations one  and excavation operations one and excavation operations one  excavation operations one excavation operations one  operations one operations one  one one call (811 or equivalent) must be notified for sub surface  (811 or equivalent) must be notified for sub surface (811 or equivalent) must be notified for sub surface  or equivalent) must be notified for sub surface or equivalent) must be notified for sub surface  equivalent) must be notified for sub surface equivalent) must be notified for sub surface  must be notified for sub surface must be notified for sub surface  be notified for sub surface be notified for sub surface  notified for sub surface notified for sub surface  for sub surface for sub surface  sub surface sub surface  surface surface utility mark outs. - DemolitionDemolitionDemolition scope may include, but is not limited to:Reinforcement in concrete. Wooden decks or landings attached to the dwelling.Concrete steps, walls, or platforms attached to the  steps, walls, or platforms attached to the steps, walls, or platforms attached to the  walls, or platforms attached to the walls, or platforms attached to the  or platforms attached to the or platforms attached to the  platforms attached to the platforms attached to the  attached to the attached to the  to the to the  the the dwelling.Drywall, base molding, wall insulation, electrical  base molding, wall insulation, electrical base molding, wall insulation, electrical  molding, wall insulation, electrical molding, wall insulation, electrical  wall insulation, electrical wall insulation, electrical  insulation, electrical insulation, electrical  electrical electrical rough-ins and finishes, trim and wall finishes, plumbing  and finishes, trim and wall finishes, plumbing and finishes, trim and wall finishes, plumbing  finishes, trim and wall finishes, plumbing finishes, trim and wall finishes, plumbing  trim and wall finishes, plumbing trim and wall finishes, plumbing  and wall finishes, plumbing and wall finishes, plumbing  wall finishes, plumbing wall finishes, plumbing  finishes, plumbing finishes, plumbing  plumbing plumbing rough-ins, plumbing finishes, etc. for slab on grade  plumbing finishes, etc. for slab on grade plumbing finishes, etc. for slab on grade  finishes, etc. for slab on grade finishes, etc. for slab on grade  etc. for slab on grade etc. for slab on grade  for slab on grade for slab on grade  slab on grade slab on grade  on grade on grade  grade grade homes or the presence of mold or corrosion.Damaged mechanical rooms attached to the dwelling,  mechanical rooms attached to the dwelling, mechanical rooms attached to the dwelling,  rooms attached to the dwelling, rooms attached to the dwelling,  attached to the dwelling, attached to the dwelling,  to the dwelling, to the dwelling,  the dwelling, the dwelling,  dwelling, dwelling, where required.Brick facades.Existing footings, piers, and foundation walls.Brick or masonry chimneys.Existing floor slabs.Foundation walls comprised of either masonry, CMU, or  walls comprised of either masonry, CMU, or walls comprised of either masonry, CMU, or  comprised of either masonry, CMU, or comprised of either masonry, CMU, or  of either masonry, CMU, or of either masonry, CMU, or  either masonry, CMU, or either masonry, CMU, or  masonry, CMU, or masonry, CMU, or  CMU, or CMU, or  or or concrete.Mechanical and electrical systems Concrete sidewalks or portions of driveways around the  sidewalks or portions of driveways around the sidewalks or portions of driveways around the  or portions of driveways around the or portions of driveways around the  portions of driveways around the portions of driveways around the  of driveways around the of driveways around the  driveways around the driveways around the  around the around the  the the structures perimeter Roofing and siding materials windows and all typical  and siding materials windows and all typical and siding materials windows and all typical  siding materials windows and all typical siding materials windows and all typical  materials windows and all typical materials windows and all typical  windows and all typical windows and all typical  and all typical and all typical  all typical all typical  typical typical building components etc.- Excavation and GradingExcavation and GradingExcavation : The excavation area is 3' width x 3' depth  : The excavation area is 3' width x 3' depth : The excavation area is 3' width x 3' depth  The excavation area is 3' width x 3' depth The excavation area is 3' width x 3' depth  excavation area is 3' width x 3' depth excavation area is 3' width x 3' depth  area is 3' width x 3' depth area is 3' width x 3' depth  is 3' width x 3' depth is 3' width x 3' depth  3' width x 3' depth 3' width x 3' depth  width x 3' depth width x 3' depth  x 3' depth x 3' depth  3' depth 3' depth  depth depth excavation around the existing foundation perimeter to  around the existing foundation perimeter to around the existing foundation perimeter to  the existing foundation perimeter to the existing foundation perimeter to  existing foundation perimeter to existing foundation perimeter to  foundation perimeter to foundation perimeter to  perimeter to perimeter to  to to allow for equipment access, and is provided for in the  for equipment access, and is provided for in the for equipment access, and is provided for in the  equipment access, and is provided for in the equipment access, and is provided for in the  access, and is provided for in the access, and is provided for in the  and is provided for in the and is provided for in the  is provided for in the is provided for in the  provided for in the provided for in the  for in the for in the  in the in the  the the general conditions, which includes concrete or  conditions, which includes concrete or conditions, which includes concrete or  which includes concrete or which includes concrete or  includes concrete or includes concrete or  concrete or concrete or  or or asphalt/bitumen walkways, sidewalks, patios, and/or  walkways, sidewalks, patios, and/or walkways, sidewalks, patios, and/or  sidewalks, patios, and/or sidewalks, patios, and/or  patios, and/or patios, and/or  and/or and/or driveways.If unforeseen site conditions are encountered during  unforeseen site conditions are encountered during unforeseen site conditions are encountered during  site conditions are encountered during site conditions are encountered during  conditions are encountered during conditions are encountered during  are encountered during are encountered during  encountered during encountered during  during during excavation, such as previously undisclosed fuel tanks,  such as previously undisclosed fuel tanks, such as previously undisclosed fuel tanks,  as previously undisclosed fuel tanks, as previously undisclosed fuel tanks,  previously undisclosed fuel tanks, previously undisclosed fuel tanks,  undisclosed fuel tanks, undisclosed fuel tanks,  fuel tanks, fuel tanks,  tanks, tanks, buried piles, septic tanks, etc. a request for scope  piles, septic tanks, etc. a request for scope piles, septic tanks, etc. a request for scope  septic tanks, etc. a request for scope septic tanks, etc. a request for scope  tanks, etc. a request for scope tanks, etc. a request for scope  etc. a request for scope etc. a request for scope  a request for scope a request for scope  request for scope request for scope  for scope for scope  scope scope change should be initiated for the work.Grading : Grading will be angled away from the  : Grading will be angled away from the : Grading will be angled away from the  Grading will be angled away from the Grading will be angled away from the  will be angled away from the will be angled away from the  be angled away from the be angled away from the  angled away from the angled away from the  away from the away from the  from the from the  the the foundation.Grading will follow NJS building code 401.3.- BackfillBackfillBackfill material will be clean, certified fill.Locations of backfill include:Filling in basements, spilt levels, and crawlspaces up to  in basements, spilt levels, and crawlspaces up to in basements, spilt levels, and crawlspaces up to  basements, spilt levels, and crawlspaces up to basements, spilt levels, and crawlspaces up to  spilt levels, and crawlspaces up to spilt levels, and crawlspaces up to  levels, and crawlspaces up to levels, and crawlspaces up to  and crawlspaces up to and crawlspaces up to  crawlspaces up to crawlspaces up to  up to up to  to to grade.Filling in the area of buried fuel tanks/septic tank that  in the area of buried fuel tanks/septic tank that in the area of buried fuel tanks/septic tank that  the area of buried fuel tanks/septic tank that the area of buried fuel tanks/septic tank that  area of buried fuel tanks/septic tank that area of buried fuel tanks/septic tank that  of buried fuel tanks/septic tank that of buried fuel tanks/septic tank that  buried fuel tanks/septic tank that buried fuel tanks/septic tank that  fuel tanks/septic tank that fuel tanks/septic tank that  tanks/septic tank that tanks/septic tank that  tank that tank that  that that will be removed.Filling a 3' wide x 3' depth around the foundation  a 3' wide x 3' depth around the foundation a 3' wide x 3' depth around the foundation  3' wide x 3' depth around the foundation 3' wide x 3' depth around the foundation  wide x 3' depth around the foundation wide x 3' depth around the foundation  x 3' depth around the foundation x 3' depth around the foundation  3' depth around the foundation 3' depth around the foundation  depth around the foundation depth around the foundation  around the foundation around the foundation  the foundation the foundation  foundation foundation perimeter.French drains and exterior swales are excluded.Retaining walls are excluded unless otherwise approved  walls are excluded unless otherwise approved walls are excluded unless otherwise approved  are excluded unless otherwise approved are excluded unless otherwise approved  excluded unless otherwise approved excluded unless otherwise approved  unless otherwise approved unless otherwise approved  otherwise approved otherwise approved  approved approved by the program.
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Accessibility- HVAC PlatformsHVAC PlatformsHVAC platforms will be the same size and assembly as  platforms will be the same size and assembly as platforms will be the same size and assembly as  will be the same size and assembly as will be the same size and assembly as  be the same size and assembly as be the same size and assembly as  the same size and assembly as the same size and assembly as  same size and assembly as same size and assembly as  size and assembly as size and assembly as  and assembly as and assembly as  assembly as assembly as  as as landings, and will be built to the base flood elevation plus  and will be built to the base flood elevation plus and will be built to the base flood elevation plus  will be built to the base flood elevation plus will be built to the base flood elevation plus  be built to the base flood elevation plus be built to the base flood elevation plus  built to the base flood elevation plus built to the base flood elevation plus  to the base flood elevation plus to the base flood elevation plus  the base flood elevation plus the base flood elevation plus  base flood elevation plus base flood elevation plus  flood elevation plus flood elevation plus  elevation plus elevation plus  plus plus freeboard requirement and be stair accessible.Platforms will not be constructed for in window air  will not be constructed for in window air will not be constructed for in window air  not be constructed for in window air not be constructed for in window air  be constructed for in window air be constructed for in window air  constructed for in window air constructed for in window air  for in window air for in window air  in window air in window air  window air window air  air air conditioning unitsDeep foundations are not required for HVAC platforms- Meter Reading Platforms and WeatherheadsMeter Reading Platforms and WeatherheadsMeter reading platforms will be the same size and assembly  reading platforms will be the same size and assembly reading platforms will be the same size and assembly  platforms will be the same size and assembly platforms will be the same size and assembly  will be the same size and assembly will be the same size and assembly  be the same size and assembly be the same size and assembly  the same size and assembly the same size and assembly  same size and assembly same size and assembly  size and assembly size and assembly  and assembly and assembly  assembly assembly as landings, and will be built to the base flood elevation plus  landings, and will be built to the base flood elevation plus landings, and will be built to the base flood elevation plus  and will be built to the base flood elevation plus and will be built to the base flood elevation plus  will be built to the base flood elevation plus will be built to the base flood elevation plus  be built to the base flood elevation plus be built to the base flood elevation plus  built to the base flood elevation plus built to the base flood elevation plus  to the base flood elevation plus to the base flood elevation plus  the base flood elevation plus the base flood elevation plus  base flood elevation plus base flood elevation plus  flood elevation plus flood elevation plus  elevation plus elevation plus  plus plus freeboard requirement and be stair accessible.Deep foundations are not to be installed with any newly built meter reading platforms.Flood OpeningsFlood openings are required for closed wall foundation designs.Flood openings must meet a requirement of 1 square inch per each 1 square foot of building footprint.Flood vent installation must meet all FEMA and state building code requirements.Design is based upon SmartVent products and installed as required by the manufacturer's specifications and recommendations.  Where shown on the construction drawings, provide:Flood vent model: 1540-520 in foundation wallsFlood vent model: 1540-524 in overhead garage doors, one per door.Coastal V and Coastal Hazzard A (Limited Moment Wave  V and Coastal Hazzard A (Limited Moment Wave V and Coastal Hazzard A (Limited Moment Wave  and Coastal Hazzard A (Limited Moment Wave and Coastal Hazzard A (Limited Moment Wave  Coastal Hazzard A (Limited Moment Wave Coastal Hazzard A (Limited Moment Wave  Hazzard A (Limited Moment Wave Hazzard A (Limited Moment Wave  A (Limited Moment Wave A (Limited Moment Wave  (Limited Moment Wave (Limited Moment Wave  Moment Wave Moment Wave  Wave Wave Action (LiMWA) Flood Zones Open and deep foundation systems are the only systems allowed in V zones, per FEMA guidelines.- Concrete Grade Beams and Pile CapsConcrete Grade Beams and Pile CapsOpen systems in these zones will disperse oncoming hydrodynamic and wind forces, and support the loading of the structure.Piers are to be designed to diminish the occurrence of erosion.Shallow foundations alone will not be permitted in these zones.Pile depth and spacing will follow the same guidelines as 5.6.2.Reinforced continuous concrete pile caps or grade beams will be required around the entire perimeter and the interior of the structure connecting all exterior and interior piers.Pile caps or grade beams will connect the interior pier system to the perimeter systems no larger than a ratio of 1:1 of the linear length of the building perimeter, unless otherwise specified on the construction plans.The ratio of grade beam length will not be exceeded unless the dimensions of the grade beams profile are reduced to keep the concrete quantity total in proportion to the building perimeter. This additional interior support will add weight to the structure, prevent overturning, and add lateral reinforcement.- Concrete / Masonry WallsConcrete / Masonry WallsConcrete or masonry closed wall foundation systems are not permitted in these zones. - Piers and ColumnsPiers and ColumnsPiers and columns will follow same guidelines as section 5.3.- Girders and BeamsGirders and BeamsGirder systems in these zones will be comprised of steel members to minimize any possible failure due to excessive moments from winds or floods, but is not to exceed a size of W10x22, unless otherwise specified on the construction plans.Traditional lumber material may be used only when approved by the design professional.- Deep  FoundationsDeep  FoundationsPile depth and spacing will follow the same guidelines as section 5.6.2.- Termite TreatmentTermite TreatmentTermite treatment will follow the same guidelines as section 5.5.- Framing StrappingFraming StrappingFraming strapping will follow the same guidelines as section 5.7.- Flood VentsFlood VentsFlood vents are not be required in V Zones.
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FramingThe scope of work may include but is not limited to the  scope of work may include but is not limited to the scope of work may include but is not limited to the  of work may include but is not limited to the of work may include but is not limited to the  work may include but is not limited to the work may include but is not limited to the  may include but is not limited to the may include but is not limited to the  include but is not limited to the include but is not limited to the  but is not limited to the but is not limited to the  is not limited to the is not limited to the  not limited to the not limited to the  limited to the limited to the  to the to the  the the furnishing, installing and testing to industry standards, local  installing and testing to industry standards, local installing and testing to industry standards, local  and testing to industry standards, local and testing to industry standards, local  testing to industry standards, local testing to industry standards, local  to industry standards, local to industry standards, local  industry standards, local industry standards, local  standards, local standards, local  local local building codes and good construction practices the following  codes and good construction practices the following codes and good construction practices the following  and good construction practices the following and good construction practices the following  good construction practices the following good construction practices the following  construction practices the following construction practices the following  practices the following practices the following  the following the following  following following items: Floor Joists, Exterior Studs, Interior Studs, Hold  Floor Joists, Exterior Studs, Interior Studs, Hold Floor Joists, Exterior Studs, Interior Studs, Hold  Joists, Exterior Studs, Interior Studs, Hold Joists, Exterior Studs, Interior Studs, Hold  Exterior Studs, Interior Studs, Hold Exterior Studs, Interior Studs, Hold  Studs, Interior Studs, Hold Studs, Interior Studs, Hold  Interior Studs, Hold Interior Studs, Hold  Studs, Hold Studs, Hold  Hold Hold Downs, Top Plates, Bottom Plates, Sill Plates, Header, Door  Top Plates, Bottom Plates, Sill Plates, Header, Door Top Plates, Bottom Plates, Sill Plates, Header, Door  Plates, Bottom Plates, Sill Plates, Header, Door Plates, Bottom Plates, Sill Plates, Header, Door  Bottom Plates, Sill Plates, Header, Door Bottom Plates, Sill Plates, Header, Door  Plates, Sill Plates, Header, Door Plates, Sill Plates, Header, Door  Sill Plates, Header, Door Sill Plates, Header, Door  Plates, Header, Door Plates, Header, Door  Header, Door Header, Door  Door Door Framing, Window Framing, Ceiling Joists, Trusses, Rafters,  Window Framing, Ceiling Joists, Trusses, Rafters, Window Framing, Ceiling Joists, Trusses, Rafters,  Framing, Ceiling Joists, Trusses, Rafters, Framing, Ceiling Joists, Trusses, Rafters,  Ceiling Joists, Trusses, Rafters, Ceiling Joists, Trusses, Rafters,  Joists, Trusses, Rafters, Joists, Trusses, Rafters,  Trusses, Rafters, Trusses, Rafters,  Rafters, Rafters, Decking, Sheathing and Fire Rated Separation Work.- Flooring and Ceiling JoistsFlooring and Ceiling JoistsUnless otherwise specified on construction plans, floor and ceiling structural framing will be no larger than 2” x 10” and x 10” and and are to be installed where slab on grade floors exist. - Interior and Exterior StudsInterior and Exterior StudsStud walls : To be erected as per the approved building plans and meet all municipality requirements. - Sheathing and Fire Rated Separation WorkSheathing and Fire Rated Separation Work3/4” floor sheathing will be installed for all new floor floor sheathing will be installed for all new floor systems.1/2” sheathing will be installed for:sheathing will be installed for:Underside protection for open foundation systems.Roof underlayment.Hurricane window protection.Fire rated sheathing or siding must be installed on exterior walls that are within 5' of a neighboring property line.Fire rated sheathing will be installed for new chimney box outs.- Trusses and RaftersTrusses and RaftersTo be installed as per the approved construction drawings.- Headers, Door Framing, Window FramingHeaders, Door Framing, Window FramingTo be installed as per the approved construction drawing details.- Decking, Top and Bottom Plates, Sill PlatesDecking, Top and Bottom Plates, Sill PlatesNew wood decks are not permissible.All framing components and deck sheathing will be installed as per the approved construction drawings and meet all applicable local municipality requirements.- Corner Hold DownsCorner Hold DownsCorner hold downs are required at each wall corner of the dwelling.RoofingThe scope of work may include but is not limited to the  scope of work may include but is not limited to the scope of work may include but is not limited to the  of work may include but is not limited to the of work may include but is not limited to the  work may include but is not limited to the work may include but is not limited to the  may include but is not limited to the may include but is not limited to the  include but is not limited to the include but is not limited to the  but is not limited to the but is not limited to the  is not limited to the is not limited to the  not limited to the not limited to the  limited to the limited to the  to the to the  the the furnishing, installing and testing to industry standards and  installing and testing to industry standards and installing and testing to industry standards and  and testing to industry standards and and testing to industry standards and  testing to industry standards and testing to industry standards and  to industry standards and to industry standards and  industry standards and industry standards and  standards and standards and  and and good construction practices the following items: Standing  construction practices the following items: Standing construction practices the following items: Standing  practices the following items: Standing practices the following items: Standing  the following items: Standing the following items: Standing  following items: Standing following items: Standing  items: Standing items: Standing  Standing Standing Seam metal Roofing, accessories, flashings, fasteners, and  metal Roofing, accessories, flashings, fasteners, and metal Roofing, accessories, flashings, fasteners, and  Roofing, accessories, flashings, fasteners, and Roofing, accessories, flashings, fasteners, and  accessories, flashings, fasteners, and accessories, flashings, fasteners, and  flashings, fasteners, and flashings, fasteners, and  fasteners, and fasteners, and  and and the like, Decking, Felt, 30# Underlayment, radiant barrier  like, Decking, Felt, 30# Underlayment, radiant barrier like, Decking, Felt, 30# Underlayment, radiant barrier  Decking, Felt, 30# Underlayment, radiant barrier Decking, Felt, 30# Underlayment, radiant barrier  Felt, 30# Underlayment, radiant barrier Felt, 30# Underlayment, radiant barrier  30# Underlayment, radiant barrier 30# Underlayment, radiant barrier  Underlayment, radiant barrier Underlayment, radiant barrier  radiant barrier radiant barrier  barrier barrier sheathing, Ice and Water Shield, Flashing, Roof Accessories  Ice and Water Shield, Flashing, Roof Accessories Ice and Water Shield, Flashing, Roof Accessories  and Water Shield, Flashing, Roof Accessories and Water Shield, Flashing, Roof Accessories  Water Shield, Flashing, Roof Accessories Water Shield, Flashing, Roof Accessories  Shield, Flashing, Roof Accessories Shield, Flashing, Roof Accessories  Flashing, Roof Accessories Flashing, Roof Accessories  Roof Accessories Roof Accessories  Accessories Accessories and Roof Strapping.- Standing Seam Metal Roofing, Decking, Felt, 30# Standing Seam Metal Roofing, Decking, Felt, 30# Underlayment, Ice and Water Shield, Flashing, Roof AccessoriesSee component specification for details- Roof StrappingRoof StrappingRoof strapping to be installed as per the details in the approved construction drawings and meet all applicable local building codes.Roof venting accessories installed as per the construction drawing details see component specifications for details. Roof venting must meet all applicable local building codes. Finish Details and ItemsThe scope of work may include but is not limited to the  scope of work may include but is not limited to the scope of work may include but is not limited to the  of work may include but is not limited to the of work may include but is not limited to the  work may include but is not limited to the work may include but is not limited to the  may include but is not limited to the may include but is not limited to the  include but is not limited to the include but is not limited to the  but is not limited to the but is not limited to the  is not limited to the is not limited to the  not limited to the not limited to the  limited to the limited to the  to the to the  the the furnishing, installing and testing to industry standards and  installing and testing to industry standards and installing and testing to industry standards and  and testing to industry standards and and testing to industry standards and  testing to industry standards and testing to industry standards and  to industry standards and to industry standards and  industry standards and industry standards and  standards and standards and  and and good construction practices the following items: Vanity Mirror,  construction practices the following items: Vanity Mirror, construction practices the following items: Vanity Mirror,  practices the following items: Vanity Mirror, practices the following items: Vanity Mirror,  the following items: Vanity Mirror, the following items: Vanity Mirror,  following items: Vanity Mirror, following items: Vanity Mirror,  items: Vanity Mirror, items: Vanity Mirror,  Vanity Mirror, Vanity Mirror,  Mirror, Mirror, Hardware, Bathroom Accessories and Bathroom Accessibility  Bathroom Accessories and Bathroom Accessibility Bathroom Accessories and Bathroom Accessibility  Accessories and Bathroom Accessibility Accessories and Bathroom Accessibility  and Bathroom Accessibility and Bathroom Accessibility  Bathroom Accessibility Bathroom Accessibility  Accessibility Accessibility Grab Bars.Installed in locations as per the approved construction drawings. See component specifications for details.Doors and WindowsThe scope of work may include but is not limited to the  scope of work may include but is not limited to the scope of work may include but is not limited to the  of work may include but is not limited to the of work may include but is not limited to the  work may include but is not limited to the work may include but is not limited to the  may include but is not limited to the may include but is not limited to the  include but is not limited to the include but is not limited to the  but is not limited to the but is not limited to the  is not limited to the is not limited to the  not limited to the not limited to the  limited to the limited to the  to the to the  the the furnishing, installing and testing to industry standards, energy  installing and testing to industry standards, energy installing and testing to industry standards, energy  and testing to industry standards, energy and testing to industry standards, energy  testing to industry standards, energy testing to industry standards, energy  to industry standards, energy to industry standards, energy  industry standards, energy industry standards, energy  standards, energy standards, energy  energy energy star, local building codes and good construction practices the  local building codes and good construction practices the local building codes and good construction practices the  building codes and good construction practices the building codes and good construction practices the  codes and good construction practices the codes and good construction practices the  and good construction practices the and good construction practices the  good construction practices the good construction practices the  construction practices the construction practices the  practices the practices the  the the following items: Interior Doors, Interior Door Knobs, Exterior  items: Interior Doors, Interior Door Knobs, Exterior items: Interior Doors, Interior Door Knobs, Exterior  Interior Doors, Interior Door Knobs, Exterior Interior Doors, Interior Door Knobs, Exterior  Doors, Interior Door Knobs, Exterior Doors, Interior Door Knobs, Exterior  Interior Door Knobs, Exterior Interior Door Knobs, Exterior  Door Knobs, Exterior Door Knobs, Exterior  Knobs, Exterior Knobs, Exterior  Exterior Exterior Doors, Exterior Doorknobs, Exterior Door Deadbolts, Storm  Exterior Doorknobs, Exterior Door Deadbolts, Storm Exterior Doorknobs, Exterior Door Deadbolts, Storm  Doorknobs, Exterior Door Deadbolts, Storm Doorknobs, Exterior Door Deadbolts, Storm  Exterior Door Deadbolts, Storm Exterior Door Deadbolts, Storm  Door Deadbolts, Storm Door Deadbolts, Storm  Deadbolts, Storm Deadbolts, Storm  Storm Storm Doors, Windows and Screens and Flashing.Doors and windows to be installed as per the approved building plans and meet all applicable local municipality requirements. All finished hardware shall be fitted with “lever” style handles lever” style handles style handles for all swinging doors.  See component specifications for details.Exterior Siding:Shou Sugi Ban finish process on hickory continuous plank siding.  Bevel-lap horizontal siding with 4" exposure that meets AWI Standards for exterior horizontal siding. All vertical and horizontal door, window and transitional trim shall be a minimum of " in thickness, 4" in width. 54" in thickness, 4" in width. 
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September 16, 2024 

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: Suzanna McGhee 

43 Gravelly Point Road 

Block 100, Lot 26.43 

Borough of Highlands, Monmouth County, New Jersey  

Our File No.: HLPB24-05 

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 seeks to construct a 2-story, 3-bedroom dwelling. The previous single-story, single-bedroom dwelling has since 

been demolished.  

The existing lot is located in the Bungalow Colonies area of the R-2.03 Single Family Residential Zoning District. The property is 

located in the AE Flood Hazard area. 

A site plan is not required per §21-86A.4.b(2)(e):  

Zone R-2.03 shall require an application for a site plan for the entire property except for those situated in Block 100, Lots 

26.01- 26.76 and Block 69, Lots 15.01-15.28.  This applies to subject property, Block 100, Lot 26.43. 

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

purposes:  

1. Copy of the Land Use Board Application for Subdivision and Variance dated August 21, 2024. 

2. Copy of the Denial of Zoning Permit Identification form dated July 17, 2024.

3. Copy of an unsigned Survey entitled, “Location Survey for: Susan McGhee prepared by Ronald L. Trinada, PLS, from R 

& T Land Surveying, dated May 29, 2024.”

4. Copy of unsigned Plans Set entitled, “McGhee Residence, 43 Gravelly Point Road, Highlands, NJ, Renovations, 

prepared by The Elevated Studio, dated October 29, 2022.” The set consists of 4 sheets.

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

I. ZONING 

1. This property is located in an area designated as the Bungalow Colonies within the R-2.03 Single Family Residential 

District. The property is subject to the Bungalow Colonies’ bulk requirements and applicable ordinances.

2. The Applicant requires one D (6) variance because the proposed building height exceeds the maximum height 

permitted in the district for a principal structure. To be entitled to “d” 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 is proposing a two-story

building with a building height of 25.85 feet, where 20 feet is permitted. The Applicant will be required to provide 

proof during testimony.

3. The Applicant must provide measurements for the proposed dwelling width and length as well as the front yard, side

yard, and rear yard setbacks to fully determine all bulk “c” variances are being requested. In addition, the Applicant

must indicate if any accessory buildings or additional impervious coverage is proposed for the lot.

The Applicant requires one (1) bulk “d” variance for maximum building height and three (3) bulk “c” variances for 

minimum lot area, minimum lot depth, and minimum lot width. 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. 
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Completeness Review No. 1 

Applicant: Suzanna McGhee 

43 Gravelly Point Road 

Block 100, Lot 26.43 

Borough of Highlands, Monmouth County, New Jersey  

Our File No.: HLPB24-04 

Page 2 of 3 

The Applicant will be required to provide proof during testimony. 

4. The following bulk requirement summary is provided for the Board’s reference. In accordance with Ordinance §21-

86A.4.b existing and proposed bulk deficiencies which require bulk “c” variances have been noted: 

Requirement 

R-2.03

Residential 

Zone 

Bungalow 

Colonies 

Required  

Existing 

Lot 26.43 

Bungalow 

Colonies 

Proposed  

Lot 26.43 

Bungalow 

Colonies 

Min. Lot Area (sf) 5,000 5,000 1,347.5** 1,347.5* 

Lot Frontage/Width (ft) 50 50 24.50** 24.50* 

Min. Lot Depth (ft) 100 100 55** 55.00* 

Min. Front Yard Setback (ft) 20 3 - TBD. 

Min. Side Yard Setback (ft) 6/8 3 - TBD. 

Min. Rear Yard Setback (ft) 20 3 - TBD. 

Max. Building Height (ft)*** 30 20 - 25.85* 

Max Lot Coverage**** 75% 75% - TBD. 

Max Building Coverage**** 30% 35% - TBD. 

On-Site Parking (spaces) 2 1 - 2 

* Proposed Variance

**    Existing non-conformity 

*** 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 ½) feet. 

**** §21-86 A.4.b(c) Total building coverage shall not exceed thirty-five (35%) percent of the total lot area 

and total lot coverage shall not exceed seventy-five (75%) percent except for those situated in Block 100, 

Lots 26.01-26.76 and Block 69, Lots 15.01-15.28.  

II. VARIANCES REQUIRED:

1. N.J.S.A. 40:55D70d 

D (6) Bulk Variance required

§21-86A.4.b (2)(d) 

The building height shall not exceed twenty (20) feet. 

2. Those noted in the Table. 

III. APPLICATION FEES (PART 6 FEE SCHEDULE ARTICLE XXIII, ORD. 21-107)

The Applicant may be subject to additional application fees subject to the submission of the remaining building and 

setback measurements. 

As posted on Borough website under Land Use forms  

Variances: 

Residential "c" (max. building height) x1 1 EA  $ 150.00  $ 150.00 

Residential "c" (minimum lot area) x1 1 EA  $ 125.00  $ 125.00 

Residential "c" (minimum lot depth) x1 1 EA  $ 125.00  $ 125.00 

Residential "c" (minimum lot width) x1 1 EA  $ 125.00  $ 125.00 

Subtotal $525.00 

IV. CHECKLIST ITEMS

A Site Plan is not required per §21-86A.4.b(2)(e) thus a checklist is not required for this submission. 
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Our File No.: HLPB24-04 

Page 3 of 3 

V. COMPLETENNESS

We recommend this application be deemed incomplete. Additional information must be provided to perform a complete 

technical review and fee calculation for the application.

The Bungalow Colony is defined in the municipal code as a cluster of small, detached dwelling units originally designed for

summer occupancy only, located on property held in common ownership. There are other properties in the immediate

vicinity that have recently developed lots with large multiple storied dwellings.

The property is required to follow the bulk requirements for the Bungalow Colony area.

VI. GENERAL COMMENTS

Although the property does not require a site plan, the following information is required:

1. Please provide a signed and dated survey, and a plan that shows where the new house will be located along with its 

proposed setbacks. 

2. Please provide a zoning bulk and area requirements table on the plan noting zoning for bungalow parameters.

3. Please confirm the proposed building and lot coverages. 

4. Please provide the nearest proposed front, back, and side building offsets on the plan. 

5. Please indicate the number of parking spaces proposed and where the parking spots will be located.

6. Please indicate the location of the proposed building on the lot. 

7. Please confirm if any accessories or impervious surfaces are proposed for the site.

8. Water appears to flow towards the sides and pond at the back of the lot. Applicant to propose grading to direct water 

away from the side and back lots, and towards the roadway.

9. Please provide the base and design flood elevations.

We will continue our review upon submission of revised plans. 

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) 

Austin P. Mueller, Assoc., Land Use Board Attorney (amueller@weiner.law) 

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

Suzanne McGhee, Applicant (sue@mesuey.com) 

Brian Baer, RA, Applicant’s Architect (brianbaer@theelevatedstudio.org) 
Cameron Corini, PE, CME, CPWM, Roberts Engineering Group, LLC 

Kelly Pham, EIT, Roberts Engineering Group, LLC 
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October 25, 2024 

 

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: Suzanna McGhee 

 43 Gravelly Point Road 

 Block 100, Lot 26.43 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB24-05 

 

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 seeks to construct a 2-story, 3-bedroom dwelling. The previous single-story, single-bedroom 

dwelling has since been demolished.  

The existing lot is located in the Bungalow Colonies area of the R-2.03 Single Family Residential Zoning District. 

The property is located in the AE Flood Hazard area. 

A site plan is not required per §21-86A.4.b(2)(e):  

 

Zone R-2.03 shall require an application for a site plan for the entire property except for those situated in Block 

100, Lots 26.01- 26.76 and Block 69, Lots 15.01-15.28.  This applies to subject property, Block 100, Lot 26.43. 

 

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

completeness purposes:  

 

1. Copy of the Land Use Board Application for Subdivision and Variance dated August 21, 2024. 

 

2. Copy of the Denial of Zoning Permit Identification form dated July 17, 2024. 

 

3. Copy of an unsigned Survey entitled, “Location Survey for: Susan McGhee prepared by Ronald L. 

Trinada, PLS, from R & T Land Surveying, dated May 29, 2024.”, as shown on the architectural plan set. 

 

4. Copy of unsigned Plan Set entitled, “McGhee Residence, 43 Gravelly Point Road, Highlands, NJ, 

Renovations, prepared by The Elevated Studio, consisting of 15 sheets having various individual dates 

in the last 5 years. 

 

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

 

I. ZONING 

1. This property is located in an area designated as the Bungalow Colonies within the R-2.03 Single Family 

Residential District. The property is subject to the Bungalow Colonies’ bulk requirements and applicable 

ordinances. 

 

2. The Applicant requires one D (6) variance because the proposed building height exceeds the maximum 

height permitted in the district for a principal structure. To be entitled to “d” variance relief, the 

applicant must provide proof to satisfy the positive and negative criteria pursuance to N.J.S.A 40:55D-
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Block 100, Lot 26.43 

Borough of Highlands, Monmouth County, New Jersey  

Our File No.: HLPB24-04 

Page 2 of 5 

70d. The Applicant is proposing a two-story building with a building height of 25.85 feet, where 20 feet 

is permitted. The Applicant will be required to provide proof during testimony. 

 

3. The Applicant must provide measurements for the proposed dwelling width and length as well as the 

front yard, side yard, and rear yard setbacks to fully determine all bulk “c” variances being requested. In 

addition, the Applicant must indicate if any accessory buildings or additional impervious coverage is 

proposed for the lot. 

 

The Applicant requires one (1) bulk “d” variance for maximum building height and three (3) bulk “c” 

variances for minimum lot area, minimum lot depth, and minimum lot width. 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. 

The Applicant will be required to provide proof during testimony. 

4. The following bulk requirement summary is provided for the Board’s reference. In accordance with 

Ordinance §21-86A.4.b existing and proposed bulk deficiencies which require bulk “c” variances have 

been noted: 

 

Requirement 

R-2.03 

Residential 

Zone 

 

Bungalow 

Colonies 

Required  

 

Existing 

Lot 26.43 

Bungalow 

Colonies 

Proposed  

Lot 26.43 

Bungalow 

Colonies 

Min. Lot Area (sf) 5,000 5,000 1,347.5** 1,347.5* 

Lot Frontage/Width (ft) 50 50 24.50** 24.50* 

Min. Lot Depth (ft) 100 100 55** 55.00* 

Min. Front Yard Setback (ft) 20  3 - 9.02# 

Min. Side Yard Setback (ft)  6/8  3 - 3 /3 # 

Min. Rear Yard Setback (ft) 20  3 - 3 

Max. Building Height (ft)*** 30  20 - 25.85* 

 

Max Lot Coverage**** 75% 75% - 71.4% 

Includes 

decks 

Max Building Coverage**** 30% 35% - 64.5% 

Includes roof                                                                                                                                                                                                                                                                                   

On-Site Parking (spaces)   2  1 - 2 

   *       Proposed Variance 

**     Existing non-conformity 

*** 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 ½) feet. 

**** §21-86 C.4.b  and §21-86 A.4.b   Total building coverage shall not exceed thirty-five (35%) percent of the 

total lot area and total lot coverage shall not exceed seventy-five (75%) percent except for those situated in 

Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28. 

# Unable to confirm. Refer to Zoning Section Note 5. 

 

5. Please confirm the front yard setback of 9.02 ft. The front yard setback distance is noted on the zoning 

table shown on Sheet 3 of the Architectural plan set, however the same is not shown on the 

accompanying plot plan. Please indicate the front yard setback distance on the plot plan. 

 

Please confirm both side yard setbacks of 3 ft. 

The second level floor plan indicates a width of 18.75 ft.  

The 18.75 ft width would not conform to the required 3 ft side yard setbacks.  
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Lot width of 24.5 ft minus 6 ft (both side setbacks) =18.50.  

Please update the proposed side yard setback on the zoning table, if applicable.  

 

Additionally, the distance between the outside edge of the block pillars scales 18.5 ft on the lower-level 

floor plan. Please confirm and provide dimensions on the lower-level floor plan. 

 

Please indicate the variances and/or design waivers on the zoning table shown on the architectural set. 

 

II. VARIANCES REQUIRED: 

1. N.J.S.A. 40:55D70d 

D (6) Bulk Variance required   

§21-86A.4.b (2)(d)  

The building height shall not exceed twenty (20) feet.  

 

2. Those noted in the Table. 

 

III. APPLICATION FEES (PART 6 FEE SCHEDULE ARTICLE XXIII, ORD. 21-107)  

The Applicant may be subject to additional application fees subject to the submission of the remaining 

building and setback measurements. 

As posted on Borough website under Land Use forms  

Variances: 

Residential "d" (max. building height) x1  1 EA  $ 150.00  $ 150.00 

Residential "c" (minimum lot area) x1   1 EA  $ 125.00  $ 125.00 

Residential "c" (minimum lot depth) x1  1 EA  $ 125.00  $ 125.00 

Residential "c" (minimum lot width) x1   1 EA  $ 125.00  $ 125.00 

 

Subtotal         $525.00 

 

IV. CHECKLIST ITEMS 

A Site Plan is not required per §21-86A.4.b(2)(e) thus a checklist is not required for this submission. 

 

V. COMPLETENNESS 

We recommend this application be deemed incomplete. Additional information must be provided to perform 

a complete technical review and fee calculation for the application. 

 

The Bungalow Colony is defined in the municipal code as a cluster of small, detached dwelling units originally 

designed for summer occupancy only, located on property held in common ownership. There are other 

properties in the immediate vicinity that have recently developed lots with large multiple storied dwellings. 

 

The property is required to follow the bulk requirements for the Bungalow Colony area.  

 

VI. GENERAL COMMENTS 

Although the property does not require a site plan, the following information is required:  

 

1. A signed and dated survey, and a plan that shows where the new house will be located along with its 

proposed setbacks are required. 

 

An unsigned survey entitled “Location Survey for Susan McGhee” prepared by R & T Land Surveying is 

shown on Sheet 1 of the Architectural plans.  
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A plot plan has been provided on Sheet 3 of the submitted Architectural plans indicating the dimensions 

of the lot, proposed dwelling and setbacks.  

 

The plot plan is incomplete.  

 

Please provide a proper plot plan indicating the proposed dwelling on the survey, existing dwellings on 

the adjoining lots, existing and proposed grades and the road name. Please indicate the lawn and 

pavement areas to the north of the lot and the road name. 

 

2. The resubmitted Architectural plan set includes ten additional sheets and the individual sheets remain 

with the former dates of October 13, 2022, and October 29, 2022.  

 

Please confirm that this set represents the current resubmission. Provide plan and revision dates. 

 

The plans do not indicate a licensed architect or have signatures including dates. 

 

All plans must be dated, signed and sealed for submission. 

 

Some architectural sheets are incomplete with missing reference information. 

 

3. The proposed first floor deck extends over the front setback by 2.91 ft (2’-11”). Please explain the 

proposed deck location in reference to §21-86A.4.b(2)(a) for bungalow colonies. 

 

§21-86A.4.b(2)(a) states as follows: 

 

Every unit shall have associated with it a minimum yard requirement around the perimeter of the unit 

and attached accessory structures of three (3) feet, except for those decks attached to the front of the 

dwellings situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28, which may extend 

to locations equivalent to those which existed prior to elevation or reconstruction as determined by prior 

property surveys conducted by a licensed surveyor.  

 

For those properties situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28 that do 

not have prior property surveys available, any new decks attached to the front of the dwelling can extend 

to a location which is the equivalent of the location of the front decks located on adjacent properties 

situated in Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28.  

 

4. Please add the calculated building height to the Architectural plans. The building height is noted as 

25.85 ft on the zoning table and the Denial of Zoning Permit with calculations. The application notes 

28.85 ft. Please clarify and correct, as necessary. 

 

5. Please clarify if any of the support columns from the former dwelling (demolished) remain or are all 

replaced with new columns. The architectural plans note both existing and proposed columns on the 

floor plans and wall sections. The survey indicates different offsets of the columns to the right-of-way as 

compared to the architectural plans.  

 

6. Please confirm the lot and building coverages as noted on the zoning table shown on Sheet 3. 

The Applicant has noted that the lot coverage includes decks. 

 

The plans include unroofed decks. According to §21-65.27.A, unroofed decks are not included in the lot 

coverage. Please recalculate the lot coverage. 

 

In accordance with §21-86A.4.b(2)(c) for bungalow colonies, the noted total building coverage and total 

lot coverage does not apply thus no variance for the building coverage is required for Lot 26.43.  

 

7. Please indicate the proposed number of parking spaces and the location on the plot and architectural 

plans. Indicate the surface material and construction detail. 

 

8. Please provide any additional impervious coverage on the plan. 
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9. Runoff appears to flow towards the sides and pond at the back of the lot. Applicant to propose grading

to direct water away from the side and back lots, and towards the roadway. Runoff shall not flow onto

adjoining properties. Provide existing and proposed elevations at all building and property corners

including midpoints of same.

10. Please indicate roof leaders and how the discharge is managed to not impact adjoining properties.

11. Please provide the location of the existing and proposed utilities.

We will continue our review upon submission of revised plans. 

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) 

Austin P. Mueller, Assoc., Land Use Board Attorney (amueller@weiner.law) 

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

Suzanne McGhee, Applicant (sue@mesuey.com) 

Brian Baer, RA, Applicant’s Architect (brianbaer@theelevatedstudio.org) 

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

GS Bachman, EIT, Roberts Engineering Group, LLC 
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December 6, 2024 

 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

 

Re: Completeness Review No. 3 

Applicant: Suzanna McGhee 

 43 Gravelly Point Road 

 Block 100, Lot 26.43 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB24-05 

 

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 seeks to construct a 2-story, 3-bedroom dwelling. The previous single-story, single-bedroom 

dwelling has since been demolished.  

 

The existing lot is located in the Bungalow Colonies area of the R-2.03 Single Family Residential Zoning District. 

The property is located in the AE Flood Hazard area. 

 

A site plan is not required per §21-86A.4.b(2)(e):  

 

Zone R-2.03 shall require an application for a site plan for the entire property except for those situated in Block 

100, Lots 26.01- 26.76 and Block 69, Lots 15.01-15.28.  This applies to subject property, Block 100, Lot 26.43. 

 

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

completeness purposes:  

 

1. Copy of a response letter to Review No. 1 from Brian Baer, RA, The Elevated Studio, dated December 3, 

2024. 

 

2. Copy of an unsigned Survey entitled, “Location Survey for: Susan McGhee prepared by Ronald L. 

Trinada, PLS, from R & T Land Surveying, dated May 29, 2024.”, as shown on the architectural plan set. 

 

3. Copy of Plan Set entitled, “McGhee Residence, 43 Gravelly Point Road, Highlands, NJ, Renovations, 

prepared by The Elevated Studio, consisting of 6 sheets with different plan dates and each last revised 

on December 3, 2024, and signed. 

 

4. Copy of the Land Use Board Application for Subdivision and Variance dated August 21, 2024. 

 

5. Copy of the Denial of Zoning Permit Identification form dated July 17, 2024. 

 

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

 

I. ZONING 

 

1. This property is located in an area designated as the Bungalow Colonies within the R-2.03 Single Family 

Residential District. The property is subject to the Bungalow Colonies’ bulk requirements and applicable 

ordinances. 

 

2. The Applicant requires one D (6) variance because the proposed building height exceeds the maximum 

height permitted in the district for a principal structure. To be entitled to “d” variance relief, the 

applicant must provide proof to satisfy the positive and negative criteria pursuance to N.J.S.A 40:55D-
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70d. The Applicant is proposing a two-story building with a building height of 26.0 feet, where 20 feet is 

permitted. The Applicant will be required to provide proof during testimony. 

The Applicant requires three (3) bulk “c” variances for minimum lot area, minimum lot depth, and 

minimum lot width. 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. 

The Applicant will be required to provide proof during testimony. 

3. The following bulk requirement summary is provided for the Board’s reference. In accordance with

Ordinance §21-86A.4.b existing and proposed bulk deficiencies which require variances have been

noted:

Requirement 

R-2.03

Residential 

Zone 

Bungalow 

Colonies 

Required 

Existing 

Lot 26.43 

Bungalow 

Colonies 

Proposed 

Lot 26.43 

Bungalow 

Colonies 

Min. Lot Area (sf) 5,000 5,000 1,347.5** 1,347.5* 

Lot Frontage/Width (ft) 50 50 24.50** 24.50* 

Min. Lot Depth (ft) 100 100 55** 55.00* 

Min. Front Yard Setback (ft) 20 3 - 9.73 

Min. Side Yard Setback (ft) 6/8 3 - 3 /3 

Min. Rear Yard Setback (ft) 20 3 - 3 

Max. Building Height (ft)*** 30 20 - 26.0* 

Max Lot Coverage**** 75% 75% - 71.4% 

Includes 

decks 

Max Building Coverage**** 30% 35% - 64.5% 

Includes roof 

On-Site Parking (spaces) 2 1 - 2 

* Proposed Variance

**    Existing non-conformity 

*** 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 ½) feet. 

**** §21-86 C.4.b  and §21-86 A.4.b   Total building coverage shall not exceed thirty-five (35%) percent of the 

total lot area and total lot coverage shall not exceed seventy-five (75%) percent except for those situated in 

Block 100, Lots 26.01-26.76 and Block 69, Lots 15.01-15.28. 

II. VARIANCES REQUIRED:

1. N.J.S.A. 40:55D70d

D (6) Bulk Variance required

§21-86A.4.b (2)(d)

The building height shall not exceed twenty (20) feet. 

2. Those noted in the Table.

III. APPLICATION FEES (PART 6 FEE SCHEDULE ARTICLE XXIII, ORD. 21-107)

The Applicant may be subject to additional application fees subject to the submission of the remaining

building and setback measurements.

As posted on Borough website under Land Use forms.
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Variances: 

Residential "d" (max. building height) x1 1 EA $ 150.00 $ 150.00 

Residential "c" (minimum lot area) x1  1 EA $ 125.00 $ 125.00 

Residential "c" (minimum lot depth) x1 1 EA $ 125.00 $ 125.00 

Residential "c" (minimum lot width) x1  1 EA $ 125.00 $ 125.00 

Subtotal $525.00 

IV. CHECKLIST ITEMS

A Site Plan is not required per §21-86A.4.b(2)(e) thus a checklist is not required for this submission.

V. COMPLETENNESS

We recommend this application be deemed complete. Adequate information has been provided to perform a

technical review and fee calculation for the application.

The Bungalow Colony is defined in the municipal code as a cluster of small, detached dwelling units originally

designed for summer occupancy only, located on property held in common ownership. There are other

properties in the immediate vicinity that have recently developed lots with large multiple storied dwellings.

The property is required to follow the bulk requirements for the Bungalow Colony area.

VI. GENERAL COMMENTS

Although the property does not require a site plan, the following information is required:

1. Please provide a signature on the survey entitled “Location Survey for Susan McGhee” prepared by R &

T Land Surveying is shown on Sheet 1 of the Architectural plans.

2. Please indicate the variances on the Zoning Table shown on the architectural set, as existing non-

conforming and proposed.

3. The proposed first floor deck extends over the front setback by 2.91 ft (2’-11”).

This is acceptable.

The Applicant has indicated that the proposed deck conforms with §21-86A.4.b(2)(a) for it extends to a

location equivalent to the prior deck and equivalent to the locations of the front decks on the adjacent

properties.

4. According to §21-86A.4b the building height in the bungalow colonies shall not exceed twenty (20) feet.

The garage under parking allows an additional 2.5 ft in building height or a maximum height of 22.5

feet.

The maximum building height is exceeded, and a variance is required.

The building height is incorrectly shown on the architectural plans.

Please update the maximum building height based on §21-8 Definitions for Building Height and Grade

Plane shown on the Exterior Elevations. One foot is to be added to the BFE within the Flood Hazard Area.

In the case of sloped roofs, the average height is the mid-point between the lowest roof eave of the top

floor and the roof ridge.

Include the note, “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 ½) feet.” in the

Zoning Table.
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5. In accordance with §21-86A.4.b(2)(c) for bungalow colonies, the noted total building coverage and total

lot coverage does not apply thus no variance for the building coverage is required for Lot 26.43.

6. Applicant to demonstrate that runoff shall not flow onto adjoining properties. Provide existing and

proposed elevations at all building and property corners including midpoints of same and the roadway.

7. Please explain how the rain dispersion system manages roof runoff and how the discharge is managed

to not impact adjoining properties.

We will continue our review upon submission of revised plans. 

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) 

Austin P. Mueller, Assoc., Land Use Board Attorney (amueller@weiner.law) 

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

Suzanne McGhee, Applicant (sue@mesuey.com) 

Brian Baer, RA, Applicant’s Architect (brianbaer@theelevatedstudio.org) 

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

GS Bachman, EIT, Roberts Engineering Group, LLC 
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Control #:

Date Issued:

Z-0014

1/31/2024

Borough of Highlands
151 Navesink Ave

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

DENIAL OF ZONING PERMIT

63 WASHINGTON AVENUE

Owner in Fee: WHEELER, EDWARD & 
MARGARET

63 WASHINGTON AVENUE

HIGHLANDS NJ 07732

Address:

Telephone:

R201Zone:17Lot:80Block:

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:

Proposed minor subdivision
2 lots 
50x80
25x80

has been denied for noncompliance with provisions of Sections:   of the Municipal Zoning Ordinance for the following reasons:

Applicant must submit the the Land Use Board. 
Proposed lot sizes are 25'x 80' where 50'x 75' is required in the R-2.01

Zoning, 
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July 5, 2024 

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: Wheeler 

63 Washington Avenue 

Block 80, Lot 17 

Borough of Highlands, Monmouth County, New Jersey 

Our File No.: HLPB24-03 

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 received a Zoning Denial Letter, dated January 31, 2024, upon seeking a minor 

subdivision and was deemed noncompliant per the Municipal Zoning Ordinance and advised to submit 

to the Land Use Board.  

The Applicant seeks a Minor Subdivision to subdivide existing Lot 17 in the R-2.01 Single Family 

Residential District into two lots of equal size, Lot 17.01 and Lot 17.02. Existing Lot 17 consists of 

4,000 sf having an elevated 1 ½ story frame dwelling with decks and garage under parking, stone 

drive and fencing. The dwelling will remain with decking and garage under parking and be situated on 

a proposed 2,000 sf lot and will be known as proposed Lot 17.01. The remaining 2,000 sf of Lot 17 

will be proposed Lot 17.02 consisting of a proposed elevated 2 story frame dwelling with decking, 

garage under parking and associated site improvements. 

The existing lot is conforming except for the front yard setback. The proposed lots are each non-

conforming and will require bulk variances.  

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

for completeness purposes:  

1. Copy of the Land Use Board Application for Minor Subdivision and Variance, dated May 1,

2024.

2. Copy of submission letter addressed to Ms. Nancy Tran, Land Use Board Secretary from Rick

Brodsky, Esq., Ansell Grimm & Aaron, PC, dated May 21, 2024.

3. Copy of a Denial of Zoning Permit issued on January 31, 2024, by Courtney Lopez, Zoning

Officer for the Borough of Highlands.

4. Copy of plan entitled, “Minor Subdivision Plan for Edward Wheeler, Lot 17, Block 80, Borough

of Highlands, Monmouth County, New Jersey”, prepared by Ronald Trinidad, PLS, R and T

Land Surveying, unsigned and dated August 17, 2023, consisting of 1 sheet.
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5. Copy of plans entitled, “New Construction, Wheeler Residence, Washington Avenue, 

Highlands, NJ, Block 80 Lot 17.02”, prepared by Jeremiah J. Regan, AIA, Architect, dated and 

signed January 15, 2024, consisting of 1 sheet. 

 

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

 

I. ZONING 

1. This property is located in the R-2.01 Single Family Residential District. 

 

2. The Applicant requires eleven (11) bulk variances. 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. 

3. The following bulk requirement summary is provided for the Board’s reference. In accordance 

with Ordinance §21-86A(4), existing and proposed bulk deficiencies which require bulk “c” 

variances have been noted: 

 

Schedule I – Bulk and Area Requirements 

R-2.01 Residential Zone Required Existing Lot 17 
Proposed 

Lot 17.01 

Proposed 

Lot 17.02 

Min. Lot Area (sf) 3,750 4,000 *2,000 *2,000 

Lot Frontage/Width (ft) 50 50 *25.00 *25.00 

Min. Lot Depth (ft) 75 80 80.00 80.00 

Min. Front Yard Setback 

(ft)*** 

20 **6.0 **6.0 *18.0 

Min. Side Yard Setback 

(ft)  

6/8 **1.2/28.6 **1.2/*3.6 *3.5/*3.5 

Min. Rear Yard Setback 

(ft) 

20 0 28.5 20.0 

Max. Building Height 

(ft)**** 

30 <32.5 <32.5 <32.5 

Max Lot Coverage 75% 62% 62.0 64.0 

Max Building Coverage 33% 22.8% *45.5 *37.8 

On-Site Parking (spaces)   2 4 2 Under 2 Under 

   *       Proposed Variance 

   **     Existing non-conformity 

***   Or average of the existing front yard setback within 200 ft of same block and zone or 

average of adjacent lots. 
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          **** 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 

½) feet. 

 

II. APPLICATION FEES (PART 6 FEE SCHEDULE ARTICLE XXIII, ORD. 21-107)  

As posted on Borough website under Land Use forms  

1. Variances 

Residential "c" (minimum lot area) x2  1 EA  $ 125.00  $ 250.00 

Residential "c" (minimum lot frontage/width) x2 1 EA  $ 125.00  $ 250.00 

Residential "c" (minimum front yard setback) x1 1 EA  $ 125.00  $ 125.00 

Residential "c" (minimum side yard setback) x4 1 EA  $ 125.00  $ 500.00 

Residential "c" (maximum building coverage) x2  1 EA  $ 125.00  $ 250.00 

Subtotal                      $1,375.00 

 

2. B. Subdivisions 

Minor       1 EA  $ 400.00  $ 400.00 

Total                       $1,775.00 

 

3. Two checks in the amounts of $725.00 (Subdivision/Variance Application Fees) and 

$1,450.00 (Escrow Fee) were submitted with the submission package according to the cover 

letter by Mr. Brodsky.  

 

Please review for any additional fees that may be required for the submission. 

 

III. CHECKLIST ITEMS 

The following information was reviewed for completeness purposes pursuant to Ordinance Section 

21-58A: 

 

Minor Subdivision Plat: The plat shall be prepared to scale, based on a current survey or some 

other similarly accurate base, at a scale of not less than one (1) inch equals one hundred (100) 

feet, to enable the entire tract to be shown on one (1) sheet. The plat shall be signed and sealed 

by a licensed New Jersey Land Surveyor and shall show or include the following information: 

 

1. A key map at a scale of not less than 1” = 400’ showing the location of that portion which is 

to be subdivided in relation to the entire tract and the surrounding area. Provided. 

 

2. All existing structures, wooded areas, and topographical features, such as slump blocks, 

within the portion to be subdivided and within seventy-five (75) feet thereof. Not provided.  

Please provide. 

 

3. The name of the owner and all adjoining property owners and owners of property directly 

across the street as disclosed by the most recent municipal tax record. If there is no positive 

evidence of ownership of any parcel of adjoining property within two hundred (200) feet, a 

certificate will be presented from the custodian of tax records to that effect. Not Provided.  

Please provide the list on the plan. 

 

4. The Tax Map sheet, block, and lot numbers. Provided. 
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5. All streets or roads and streams within seventy-five (75) feet of the subdivision. Provided. 

 

6. Location of existing streets, and existing and proposed property lines, lot sizes, and areas. 

Provided. 

 

7. Metes and bounds descriptions of all new lot and property lines. 

  

The Applicant has provided metes and bounds for all proposed lot lines on the plan.  

 

Metes and bounds descriptions for the new lots shall be provided if the application is 

approved. 

 

8. The existence and location of any utility or other easement. Unknown.  

Please confirm any utility easements. 

 

9. Setback, side line and rear yard distances and existing structures. Provided.  

 

10. The name and address of the person preparing the plat, the graphic scale, date of 

preparation and reference meridian. Provided.  

 

11. Certification from the Tax Collector that all taxes and assessments for local improvements on 

the property have been paid up to date. Provided.  

 

12. Certification statement for the required municipal signatures, stating: Update. 

 

Application No. ________ approved/disapproved by the Highlands Borough Planning 

Board/Board of Adjustment as a Minor Subdivision on ___________. 

       (date) 

_____________________________________ 

Chairman 

_____________________________________ 

Secretary 

 

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

applicable. 

 

14. Zone district boundary lines, if any, on or adjoining the property to be subdivided and a 

schedule indicating the required minimum lot area, lot width, lot depth and front, rear and 

side yards of each zone district located on the property. Provided. 

 

15. A wetlands statement provided by a qualified expert. Not provided. 

 

A signed letter by a qualified expert is required. 

 

16. The Board reserves the right to require a feasible sketch plan layout of remaining land not 

being subdivided if it is deemed necessary. Provided. 

 

The applicant has provided a generic house and driveway layouts to demonstrate the sizes of 

proposed homes and the need for any additional setback relief. 

 

17. A lot grading plan, to be reviewed by the Borough Engineer, if required. Not provided.  
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The minor subdivision plan notes that a fully executed plot plan and building plans will be 

submitted to the Municipality for review and approval of the building permit plan. 

The plans can be provided as a condition of approval. Please provide a response. 

IV. COMPLETENNESS

Inadequate information has been provided to perform a proper technical review for the

application and therefore the application is deemed incomplete.

V. GENERAL COMMENTS

1. The Minor Subdivision is dated but not signed.

2. Please add a note that states, “The Subdivision is to be perfected by the filing of deeds.”

3. Please update the Land Use signature block according to the checklist.

4. Please provide existing structures within 75 ft of the property.

5. Please provide the 200 ft owners list on the plan.

6. The architectural plans indicate a mean building height of 35’-0” from grade elevation and

the bulk and area requirements table notes <32.5’. Please provide information.

7. The applicant proposes to subdivide a conforming lot into 2 non-conforming lots requiring a

total of 11 variances.

8. We recommend that the plan be provided in black and white print and made clearer because

some text is difficult to read.

9. According to § 21-79 Yards, “There shall be provided, for each lot, front, rear and side yards

as required in the Schedule of Area and Bulk Requirements. In areas where at least seventy-

five (75%) percent of the lots within two hundred (200) feet are already developed, the front

yard setback may be either the required setback or the prevailing setback. The prevailing

setback shall be the average setback of buildings on the same block in the same zone, but

not less than the average of the setbacks of the buildings on the two (2) nearest adjacent lots

and in no case, less than half the required setback.”

The prevailing setback appears to be 11.0’ for Proposed Lot 17.02 based on the setbacks of

the adjacent lots of Lot 16 and Proposed 17.01.

10. The distance between the proposed building and the existing building on Lot 16 appears to be

7 feet±. Please provide building offset distances between the proposed and existing dwellings

to help the Board make an informative decision regarding the side yard setback variance.

11. Please provide a Bulk and Area Requirements chart indicating all the requirements and all the

existing and proposed values for the lots.

12. Please provide a breakdown of the individual impervious and pervious coverages with totals

for the existing and proposed lots.
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13. Please provide the existing utilities for the properties and within the right-of-way.

14. Please provide a label or note regarding the material and width of the proposed drive.

15. Please provide information on how the existing front deck on proposed Lot 17.01 will access

the ground level. Include this area in the impervious coverage.

16. Please provide information on how the existing concrete walkway on the proposed lot will be

altered and its relationship to the existing elevator and dwelling. Include this area in the

impervious coverage.

17. Please provide a wetlands letter signed by a wetlands expert and provide a note on the plan.

18. The minor subdivision notes that the proposed dwellings will be FEMA elevation compliant

and in accordance with municipal regulations.

A plot and grading plan and updated architectural plans will be required and are deferred as a

condition of approval. All runoff must be directed towards the road and away from the existing

and proposed dwellings and the adjoining properties.

19. The Applicant is requested to provide a response letter to the checklist and comments upon

submission of revised plans.

We will continue our review upon submission of revised plans. 

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

Very truly yours, 

Carmela Roberts, P.E., C.M.E., C.P.W.M. 

Land Use Board Engineer 

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

Austin P. Mueller, Assoc., Land Use Board Attorney (amueller@weiner.law) 

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

Rick Brodsky, Esq., Applicant’s Attorney (rbrodsky@ansell.law)  

Jeremiah J. Regan, AIA, Applicant’s Architect (jeremiahregan@aol.com) 

Cameron Corini, P.E., C.M.E., C.P.W.M., Roberts Engineering Group, LLC 

GS Bachman, E.I.T., Roberts Engineering Group, LLC 
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November 15, 2024 

 

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: Wheeler 

 63 Washington Avenue 

 Block 80, Lot 17 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB24-03 

 

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 received a Zoning Denial Letter, dated January 31, 2024, upon seeking a minor subdivision and 

was deemed noncompliant per the Municipal Zoning Ordinance and advised to submit to the Land Use Board.  

 

The Applicant seeks a Minor Subdivision to subdivide existing Lot 17 in the R-2.01 Single Family Residential 

District into two lots of equal size, Lot 17.01 and Lot 17.02. Existing Lot 17 consists of 4,000 sf having an 

elevated 1 ½ story frame dwelling with decks and garage under parking, stone drive and fencing. The dwelling will 

remain with decking and garage under parking and be situated on a proposed 2,000 sf lot and will be known as 

proposed Lot 17.01. The remaining 2,000 sf of Lot 17 will be proposed Lot 17.02 consisting of a proposed 

elevated 2 story frame dwelling with decking, garage under parking and associated site improvements. 

 

The existing lot is conforming except for the front yard setback. The proposed lots are each non-conforming and 

will require bulk variances.  

 

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

completeness purposes:  

 

1. Copy of resubmission letter addressed to Ms. Nancy Tran, Land Use Board Secretary from Rick Brodsky, 

Esq., Ansell Grimm & Aaron, PC, dated October 25, 2024. 

 

2. Copy of plan entitled, “Minor Subdivision Plan for Edward Wheeler, Lot 17, Block 80, Borough of 

Highlands, Monmouth County, New Jersey”, prepared by Ronald Trinidad, PLS, R and T Land Surveying, 

unsigned and dated August 17, 2023, and last revised July 12, 2024, consisting of 1 sheet. 

 

3. Copy of submission letter addressed to Ms. Nancy Tran, Land Use Board Secretary from Rick Brodsky, 

Esq., Ansell Grimm & Aaron, PC, dated May 21, 2024. 

 

4. Copy of plans entitled, “New Construction, Wheeler Residence, Washington Avenue, Highlands, NJ, Block 

80 Lot 17.02”, prepared by Jeremiah J. Regan, AIA, Architect, dated and signed January 15, 2024, 

consisting of 1 sheet. 

 

5. Copy of the Land Use Board Application for Minor Subdivision and Variance, dated May 1, 2024. 

 

6. Copy of a Letter report Denial of Zoning Permit issued on January 31, 2024, by Courtney Lopez, Zoning 

Officer for the Borough of Highlands. 
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We offer the following comments and recommendations for the Planning Board’s consideration:  

 

I. ZONING 

 

1. This property is located in the R-2.01 Single Family Residential District. 

 

2. The Applicant requires eleven (11) bulk variances. 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. 

 

3. The following bulk requirement summary is provided for the Board’s reference. In accordance with 

Ordinance §21-86A (4), existing and proposed bulk deficiencies which require bulk “c” variances have 

been noted: 

 

Schedule I – Bulk and Area Requirements 

R-2.01 Residential Zone Required Existing Lot 17 
Proposed 

Lot 17.01 

Proposed 

Lot 17.02 

Min. Lot Area (sf) 3,750 4,000 *2,000 *2,000 

Lot Frontage/Width (ft) 50 50 *25.00 *25.00 

Min. Lot Depth (ft) 75 80 80.00 80.00 

Min. Front Yard Setback 

(ft)*** 

20 **6.0 **6.0 *18.0 

Min. Side Yard Setback (ft)  6/8 **1.2/28.6 **1.2/*3.6 *3.5/*3.5 

Min. Rear Yard Setback (ft) 20 28.5 28.5 20.0 

Max. Building Height (ft)**** 30 TBD TBD TBD 

Max Lot Coverage 75% 62% 62.0 64.0 

Max Building Coverage 33% 22.8% *45.5 *37.8 

On-Site Parking (spaces)   2 4 TBD 2 Under 

    
*       Proposed Variance 

   **     Existing non-conformity 

***   Or average of the existing front yard setback within 200 ft of same block and zone or average of adjacent 

lots. 

          **** 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 ½) feet. 

 

II. APPLICATION FEES (PART 6 FEE SCHEDULE ARTICLE XXIII, ORD. 21-107)  

 

As posted on Borough website under Land Use forms  

 

1. Variances 

 

Residential "c" (minimum lot area)                  x2 1 EA  $ 125.00  $ 250.00 

Residential "c" (minimum lot frontage/width)   x2 1 EA  $ 125.00  $ 250.00 

Residential "c" (minimum front yard setback)      x1 1 EA  $ 125.00  $ 125.00 

Residential "c" (minimum side yard setback)  x4 1 EA  $ 125.00  $ 500.00 

Residential "c" (maximum building coverage)  x2  1 EA  $ 125.00  $ 250.00 

Subtotal                      $1,375.00 

 

2. B. Subdivisions 

 

Minor       1 EA  $ 400.00  $ 400.00 

Total                       $1,775.00 
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III. CHECKLIST ITEMS 

 

The following information was reviewed for completeness purposes pursuant to Ordinance Section 21-58A: 

 

Minor Subdivision Plat: The plat shall be prepared to scale, based on a current survey or some other similarly 

accurate base, at a scale of not less than one (1) inch equals one hundred (100) feet, to enable the entire 

tract to be shown on one (1) sheet. The plat shall be signed and sealed by a licensed New Jersey Land 

Surveyor and shall show or include the following information: 

 

1. A key map at a scale of not less than 1” = 400’ showing the location of that portion which is to be 

subdivided in relation to the entire tract and the surrounding area. Provided.  

 

2. All existing structures, wooded areas, and topographical features, such as slump blocks, within the 

portion to be subdivided and within seventy-five (75) feet thereof. Provided.  

 

3. The name of the owner and all adjoining property owners and owners of property directly across the 

street as disclosed by the most recent municipal tax record. If there is no positive evidence of ownership 

of any parcel of adjoining property within two hundred (200) feet, a certificate will be presented from the 

custodian of tax records to that effect. Provided.  

 

4. The Tax Map sheet, block, and lot numbers. Provided. 

 

5. All streets or roads and streams within seventy-five (75) feet of the subdivision. Provided. 

 

6. Location of existing streets, and existing and proposed property lines, lot sizes, and areas. Provided. 

 

7. Metes and bounds descriptions of all new lot and property lines. 

  

The Applicant has provided metes and bounds for all proposed lot lines on the plan.  

 

Metes and bounds descriptions for the new lots shall be provided if the application is approved. 

 

8. The existence and location of any utility or other easement. Provided with plan note. 

 

9. Setback, sideline and rear yard distances and existing structures. Provided.  

 

10. The name and address of the person preparing the plat, the graphic scale, date of preparation and 

reference meridian. Provided.  

 

11. Certification from the Tax Collector that all taxes and assessments for local improvements on the 

property have been paid up to date. Provided.  

 

12. Certification statement for the required municipal signatures, stating: Provided. 

 

Application No. ________ approved/disapproved by the Highlands Borough Planning Board/Board of 

Adjustment as a Minor Subdivision on ___________. 

       (date) 

_____________________________________ 

Chairman 

_____________________________________ 

Secretary 

 

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

 

14. Zone district boundary lines, if any, on or adjoining the property to be subdivided and a schedule 

indicating the required minimum lot area, lot width, lot depth and front, rear and side yards of each zone 

district located on the property. Provided. 
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15. A wetlands statement provided by a qualified expert. Provided. 

 

16. The Board reserves the right to require a feasible sketch plan layout of remaining land not being 

subdivided if it is deemed necessary. Provided. 

 

The applicant has provided a generic house and driveway layouts to demonstrate the sizes of proposed 

homes and the need for any additional setback relief. 

 

17. A lot grading plan, to be reviewed by the Borough Engineer, if required. Required.  

 

The Applicant is required to provide a lot grading plan. 

 

IV. COMPLETENNESS 

 

We recommend this application be deemed complete. 

 

V. GENERAL COMMENTS 

 

1. The Minor Subdivision is dated but not signed by the professional. In addition, the signatures of the 

owners are required. 

 

2. Update the Certification Statement to note the Borough of Highlands Land Use Board. 

 

3. Please provide and update the signature blocks noting the Map Filing Law, updated surveyor’s 

certification, notary public, filing with the county, and setting of monuments. 

 

4. Property corners are required to be set. Please indicate on the plan and the type of survey marker. 

 

5. Please provide coordinates for at least three property corners. 

 

6. Please provide the Point of Beginning for the existing and proposed lots. 

 

7. Please list the deed reference of the survey. 

 

8. Please note the scale of the Key Map. 

 

9. As requested, a wetlands letter which has been prepared and signed by a wetlands expert has been 

provided and notes the absence of wetlands.  

 

10. Please update the required building height to be 30 ft and include the note, “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 ½) feet.” in the zoning table. 

 

11. A building height variance is unable to be determined until more information is provided on the plans.  

 

The building heights on the architectural plans (January 15, 2024) and the zoning table are not 

consistent.  

 

The elevations provided are unclear. One foot is to be added to the BFE within the Flood Hazard Area per 

§21-8 Definitions for Building Height and Grade Plane.  

 

12. The distance between the proposed building and the existing building on Lot 16 appears to be 7 feet±. 

Please provide building offset distances between the proposed and existing dwellings to help the Board 

make an informed decision regarding the side yard setback variance. 

 

13. Please update the front yard and rear yard setbacks for Proposed Lot 17.02. 
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According to § 21-65.27 Yards, Courts and Exposures, any deck that extends above the elevation of the 

first floor of the principal structure shall meet the setback requirements for that principal structure.  

 

Provide a prevailing setback analysis according to § 21-79.B: 

 

In areas where at least seventy-five (75%) percent of the lots within two hundred (200) feet are already 

developed, the front yard setback may be either the required setback or the prevailing setback. The 

prevailing setback shall be the average setback of buildings on the same block in the same zone, but 

not less than the average of the setbacks of the buildings on the two (2) nearest adjacent lots and in no 

case, less than half the required setback. 

 

Please submit for the Board’s review. 

 

14. Please clarify the number of proposed parking spaces for Lots 17.01 & 17.02.  

 

There are currently 4 parking spaces for Lot 17 and a total of 4 spaces for Proposed Lots 17.01 & 

17.02 according to the application and zoning table. Proposed Lot 17.01 may have insufficient parking.  

 

The existing and proposed dwellings each have 3 bedrooms and are required to provide 2 parking 

spaces according to § 21-65.14.C, Off-Street Parking, Residential Zones and Uses. 

 

The existing dwelling has an existing garage under layout, but it is unknown if one or two spaces are 

provided in the garage. The length of the area between the garage and the existing sidewalk does not 

accommodate a parking space. The existing vacant stone area possibly provides 3 parking spaces for 

Lot 17, but these spaces have been eliminated by proposed Lot 17.02. Proposed Lot 17.01 with the 

existing dwelling may only have 1 space and requires 2 spaces. 

 

The proposed dwelling on Proposed Lot 17.02 has a garage under layout and provides 2 spaces. The 

proposed 18’ long driveway possibly accommodates at least one space. This may change depending on 

the prevailing setback. 

 

According to § 21-65.14.C..2.c., a two-car garage and driveway combination shall count as 3.5 off-street 

parking spaces, provided a minimum parking area width of 20 feet is provided for a minimum length of 

18 feet as specified for a one-car garage and driveway combination. 

The proposed stone driveway is 18 feet long however the width is not indicated on the plan. 

 

15. Please provide the location of the existing sanitary sewer service and water service for the property.  

 

16. Please provide the proposed sanitary sewer service and cleanout location and provide the proposed 

water service location.  

 

17. Please provide a label or note regarding the material and width of the proposed drive.  

 

18. Indicate existing and proposed depressed curbing. 

 

19. Please provide information on how the existing concrete walkway on the proposed lot will be altered and 

its relationship to the elevator and dwelling.  

 

Confirm that this area is included in the impervious coverage.  

 

Provide a listing of the impervious coverages and areas. 

 

20. The minor subdivision notes that the proposed dwellings will be FEMA elevation compliant and in 

accordance with municipal regulations.  

 

A plot and grading plan and updated architectural plans will be required. All runoffs must be directed 

towards the road and away from the existing and proposed dwellings and the adjoining properties. 
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21. Site Specific Note 5 and General Note 6 to list the NJDEP regulatory flood elevation.

22. An existing mature holly is discussed and shown in photos referenced with the wetlands letter. It

appears that it may be situated within the proposed area of construction.

Should the holly be removed from the lot, Ordinance O-24-04 §22.1.8 (Tree Replacement

Requirements) will be required for the application.

The applicant would need to determine the diameter of the tree at breast height and provide

replacement trees according to §22.1.8.A or an alternative according to §22.1.8.B.

23. Provide construction details.

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

Very truly yours, 

Carmela Roberts, P.E., C.M.E., C.P.W.M. 

Land Use Board Engineer 

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

Austin P. Mueller, Assoc., Land Use Board Attorney (amueller@weiner.law) 

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

Rick Brodsky, Esq., Applicant’s Attorney (rbrodsky@ansell.law)  

Jeremiah J. Regan, AIA, Applicant’s Architect (jeremiahregan@aol.com) 

Cameron Corini, P.E., C.M.E., C.P.W.M., Roberts Engineering Group, LLC 

GS Bachman, E.I.T., Roberts Engineering Group, LLC 
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