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BOROUGH OF HIGHLANDS 

COUNCIL REGULAR MEETING 

22 Snug Harbor Avenue, Highlands NJ 07732 

Wednesday, September 20, 2023 at 7:00 PM 

AGENDA 

The notice requirements provided for in the Open Public Meetings Act have been satisfied. Notice of 

this meeting was properly given by transmission to the Asbury Park Press and the Two River Times and 

by posting at the Borough of Highlands Municipal Building and filing with the Borough Clerk all on 

January 1, 2023. Items listed on the agenda are subject to change. 

 

PLEDGE OF ALLEGIANCE 

ROLL CALL: Councilmember Cervantes | Councilmember Chelak | Councilmember Melnyk 

Council President Olszewski | Mayor Broullon 

APPROVAL OF MINUTES 

1. September 6, 2023 Meeting Minutes 

2. September 6, 2023 Executive Session Minutes 

PUBLIC HEARING ON PROPOSED ORDINANCES 

3. O-23-19 Amending Borough of Highlands Revised General Ordinances Chapter 2 (Administration) 

Section 7 (Administrative Organization and Personnel Policies) Subsection 7.6 (Public Contracting 

Reform) 

INTRODUCTION OF PROPOSED ORDINANCES 

4. O-23-20 Amending Chapter 21 (Zoning and Land Use Regulations), Part VI (Fee Schedule), Article 

XXIII (Fees), Section 21-107 (Schedule Established) 

RESOLUTIONS 

5. R 23-193 Acknowledging Receipt and Review of the Land Use Board Consistency Report for 

Community Energy Plan 

6. R 23-194 Adopting Community Energy Plan Prepared by Colliers Engineering & Design, Dated 

June 23, 2023 

CONSENT AGENDA 

7. R 23-195 Awarding Lease of Municipal Property Designated as Block 56, Lot 13 on the Tax Map 

of the Borough of Highlands 

8. R 23-196 Authorizing Membership to the New Jersey Association of Floodplain Managers for 

Highlands Borough 
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9. R 23-197 Authorizing Payment of Bills 

10. R 23-198 Property Tax Cancellation and Refund 

REPORTS 

PUBLIC PORTION  

Individuals wishing to address the Council shall be recognized by the presiding officer and shall give 

their name, address, and the group, if any, they represent. Although the Council encourages public 

participation, it reserves the right, through its presiding officer, to terminate remarks to and/or by any 

individual not in keeping with the conduct of a proper and efficient meeting. If any individual refuses to 

conduct themselves in a proper manner, they will be removed from the meeting. The Council will not, 

during the public portion of this meeting, discuss matters involving employment, appointment, 

termination of employment, negotiations, terms and conditions of employment, evaluation of the 

performance of, promotion or discipline of any specific or prospective or current employee. There is a 3-

minute time limit for your comments. 

 

EXECUTIVE SESSION 

Executive Session will be held following the Regular Council Meeting. Prior to each Executive Session, 

the Borough Council will convene in open session at which time a resolution will be adopted in 

accordance with N.J.S.A. 10:4-13. No formal action will be taken during Executive Session. 

RESOLUTION TO ENTER EXECUTIVE SESSION 

BE IT RESOLVED that the following portion of this meeting shall not be open to the public, 

BE FURTHER RESOLVED that private consideration is deemed required and is permitted because of 

the following noted exceptions set forth in the Act: 

 

11. Potential Litigation 

BE IT FURTHER RESOLVED that it is anticipated that the matters to be considered in private may 

be disclosed to the public at a later date when the need for privacy no longer exists. 

ADJOURNMENT 
 

If you have any questions regarding this agenda, please contact the Borough Clerk at (732) 872-1224 

ext. 201 or email clerk@highlandsborough.org. 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

ORDINANCE O-23-19 

AMENDING BOROUGH OF HIGHLANDS REVISED GENERAL ORDINANCES CHAPTER 2 
(ADMINISTRATION) SECTION 7 (ADMINISTRATIVE ORGANIZATION AND PERSONNEL POLICIES) 

SUBSECTION 7.6 (PUBLIC CONTRACTING REFORM) 
 
WHEREAS, the State of New Jersey enacted the Elections Transparency Act, P.L. 2023, c. 30, 
which made significant changes to New Jersey’s local pay-to-play laws; and  
 
WHEREAS, the New Jersey Local Finance Board has recommended that municipalities repeal 
ordinances authorized by N.J.S.A. 40A:11-51; and 
  
WHEREAS, the Borough of Highlands currently has a local pay-to-play law in Chapter 2, Section 
7, Subsection 7.6 of the Revised General Ordinances of the Borough of Highlands which is 
authorized by N.J.S.A. 40A:11-51; and  
 
WHEREAS, pursuant to the changes to the law brought forth by P.L. 2023, c. 30, it is in the best 
interest of the Borough of Highlands to amend its current pay-to-play law. 
 
NOW, THEREFORE, BE IT ORDAINED by the Mayor and Borough Council of the Borough of 
Highlands, the County of Monmouth, in the State of New Jersey, that Chapter 2, Section 7, 
Subsection 7.6 of the Revised General Ordinances of the Borough of Highlands be repealed in its 
entirely and replaced as follows: 
 

I 
§ 2-7.6 [Reserved] 
 

III 
 All Ordinances and parts of Ordinances inconsistent herewith are hereby repealed. 
 

IV 
 If any section, subparagraph, sentence, clause or phrase of this Ordinance shall be held 
to be invalid, such decision shall not invalidate the remaining portion of this Ordinance. 
 
 V 
 This Ordinance shall take effect upon adoption and publication according to law. 
 
 
 
First Reading and Set Hearing Date for O-23-19: 

 
This is a Certified True copy of the Original 
Ordinance on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: September 6, 2023 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
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BROULLON X  X    
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Public Hearing for O-23-19: 

This is a Certified True copy of the Original 
Ordinance on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: September 20, 2023 
 
 
___________________________________ 
Carolyn Broullon, Mayor 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

ORDINANCE O-23-20 

AMENDING CHAPTER 21 (ZONING AND LAND USE REGULATIONS), PART VI (FEE SCHEDULE), 
ARTICLE XXIII (FEES), SECTION 21-107 (SCHEDULE ESTABLISHED) 

 
WHEREAS, Chapter 21 (Zoning and Land Use Regulations), Part VI (Fee Schedule), Article XXIII 
(Fees), Section 21-107 (Schedule Established) sets forth fees for the various applications for 
developments and other matters; and 
 
WHEREAS, the governing body desires to amend the fees schedule. 
 
NOW, THEREFORE, BE IT ORDAINED, by the governing body of the Borough of Highlands as 
follows: 
 

SECTION I.  
 
Borough Code Chapter 21 (Zoning and Land Use Regulations), Part VI (Fee Schedule), 

Article XXIII (Fees), Section 21-107 (Schedule Established) shall be amended as follows: (additions 
are shown in underlines, deletions are shown as strikeovers.)  

 
The following Schedule of Fees is established for the various applications for development and 
other matters, which are the subject of this chapter. These fees shall be nonrefundable and are 
for the purpose of offsetting Borough administrative, clerical and meeting costs. Applications 
requiring a combination of approvals, such as subdivision, site plan and/or variances shall require 
a fee equal to the sum of the individual fees for each element of the application. Escrow deposits 
for professional consultants, such as legal, planning, engineering, or other professional fees, costs 
and expenses, shall also be required in accordance with § 21-108. 
 
All fees and escrow deposits required in §§ 21-107 and 21-108 shall be paid prior to the 
certification of a complete application. 
 

Schedule of Fees 

A. - C.  No change.   

D. Floodplain review Floodplain Development Permit                                      

Residential Substantial Improvement/Damage Itemization Package  $50 $0 

Nonresidential Non-Conversion Agreement in the 100 Year Floodplain  $100 $0 

E. - G.  No change.  

H. Zoning permits Zoning Permits Residential/Non-Residential 

1. Single or two-family residential (new) New/Major Construction Plan 
Review  

$25  $300 

2. Other residential All Other (fences, sheds, signs, additions) $50  

3. Residential renovations $10 

4. Nonresidential (new) $50 

5. Nonresidential renovations $25 

I. - M. No change.  

 
SECTION II. SEVERABILITY.  If any section, subsection, sentence, clause or phrase of this 

Ordinance is for any reason held to be unconstitutional or invalid, such decision shall not affect 
the remaining portions of this Ordinance, which shall otherwise remain in full force and effect. 
 

SECTION III. REPEALER.  All ordinances or parts of ordinances inconsistent herewith are 
hereby repealed to the extent of such inconsistency. 
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SECTION IV. EFFECTIVE DATE.  This ordinance shall take effect immediately upon its 
passage and publication in accordance with law. 
 
 
First Reading and Set Hearing Date for O-23-20: 

 
This is a Certified True copy of the Original 
Ordinance on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: September 20, 2023 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
 
 

 
 
Public Hearing for O-23-20: 

This is a Certified True copy of the Original 
Ordinance on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: October 4, 2023 
 
___________________________________ 
Carolyn Broullon, Mayor 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

RESOLUTION 23-193 
ACKNOWLEDGING RECEIPT AND REVIEW OF THE LAND USE BOARD CONSISTENCY REPORT 

FOR COMMUNITY ENERGY PLAN 
 

WHEREAS, the Borough of Highlands Land Use Board considered a report entitled, “The Borough 
of Highlands Community Energy Plan,” prepared by Kristin J. Russell, PP, AICP of Colliers 
Engineering & Design, dated June 2023, on August 10, 2023 (“Report”); and 
 
WHEREAS, the Land Use Board reported its findings by and through the issuance of a 
Memorandum dated August 16, 2023 and found that the proposed sustainable development and 
resiliency strategies contained in the aforesaid report are consistent with the Borough’s Master 
Plan; and 
 
WHEREAS, the Land Use Board also recommended that the governing body adopt the aforesaid 
Report which demonstrates the Borough’s commitment to a sustainable future which will 
position the Borough favorably to receive future funding and technical assistance. 
 
NOW THEREFORE BE IT RESOLVED, that the Mayor and Council acknowledge receipt of the Land 
Use Board’s Memorandum and have reviewed the said Memorandum which finds the 
Community Energy Plan to be consistent with the Borough’s Master Plan. 
  
BE IT FURTHER RESOLVED, that a copy of this Resolution certified by the Borough Clerk to be a 
true copy be forwarded to the Land Use Board Secretary. 
 
 
Motion to Approve R 23-193: 

This is a Certified True copy of the Original 
Resolution on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: September 20, 2023 
 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
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Memorandum 

Community Energy Plan, prepared by Kristin J. Russell, PP, AICP of Colliers Engineering & Design, dated 

June 2023. 

The Community Energy Plan seeks to bring Highlands into partnership with the state’s NJ Energy Master 

Plan, with a goal of 100% clean energy by 2050.  The Borough of Highlands is committed to addressing 

climate change and reducing greenhouse gas emissions, and this Plan identifies specific strategies we 

wish to pursue.  

A group of stakeholders was convened, and considered dozens of initiatives for the Borough to 

undertake in this effort, looking 3 to 5 years into the future, targeting community needs, and taking 

advantage of existing opportunities.    Under the guidance and direction of Colliers Engineering & 

Design, seven priorities that aligned with our local interests, capacity, and realistic timeline were chosen: 

 Adopt Supportive Zoning and Regulations for EV Infrastructure 

 Train First Responders on EVs and EVSE 

 Install Public EV Charging Infrastructure 

 Adopt Supportive Zoning and Permitting for Solar 

 Train First Responders on Solar 

 Upgrade Energy Efficiency for Municipal Facilities 

 Construct New Municipal Buildings as Model Green Buildings 

We note that this report is consistent with the Borough’s 2016 Master Plan Reexamination Report and 

Amendments, wherein sustainable development and resiliency is recommended: 

In an effort to promote resiliency in Borough of Highlands, it is also recommended that 

the Borough update its zoning policies to promote sustainable development and resilience to 

future storms. This should be done through the promotion of green building and infrastructure 

techniques. (pg. 56). 

 

It is our recommendation that the Municipal Council adopt this document, which not only demonstrates 

our commitment to a sustainable future but will position us favorably to receive future funding and 

technical assistance.  

BOROUGH OF HIGHLANDS, N. J. 
INCORPORATED 1900 

42 SHORE DRIVE 
HIGHLANDS, NJ 07732 

COUNTY OF MONMOUTH 

(732) 872-1224 PH 
(732) 872-0670 FX 

WWW.HIGHLANDSBOROUGH.ORG 
 

CAROLYN BROULLON 
MAYOR 

MICHAEL MUSCILLO 
ADMINISTRATOR 

NANCY TRAN 
BOROUGH CLERK 

To:  Mayor Broullon and Councilmembers of the Borough of Highlands 

From:  Nancy Tran, Land Use Board Secretary  

Date:  August 16, 2023 

Subject: Community Energy Plan  

 

On August 10, 2023, the Land Use Board considered a report entitled The Borough of Highlands 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

RESOLUTION 23-194 
ADOPTING COMMUNITY ENERGY PLAN PREPARED BY COLLIERS ENGINEERING & DESIGN, 

DATED JUNE 23, 2023 
 

WHEREAS, the Borough of Highlands is committed to addressing climate change and reducing 
greenhouse gas emissions for current and future generations; and 
 
WHEREAS, Colliers Engineering & Design prepared a report entitled The Borough of Highlands 
Community Energy Plan, dated June 23, 2023, to bring the Borough into partnership with the 
State’s New Jersey Energy Master Plan goal of achieving 100% clean energy by 2050; and 
 
WHEREAS, many initiatives were considered for the Borough to undertake, looking forward three 
(3) to five (5) years in the future, targeting community needs and taking advantage of existing 
opportunities; and 
 
WHEREAS, the following priorities aligning with the Borough’s interests, capacity and realistic 
timeframe were chosen: 
 
 Adopt supportive zoning and regulations for EV infrastructure 
 Train first responders on EVs and EVSE 
 Install public EV charging infrastructure 

Adopt supportive zoning and permitting for solar 
Train first responders on solar 
Upgrade energy efficiency for municipal facilities 
Construct new municipal buildings as model green buildings; and 
 

WHEREAS, the Community Energy Plan is consistent with the Borough’s 2016 Master Plan 
Reexamination Report and Amendments, wherein sustainable development and resiliency is 
recommended.  
 
NOW, THEREFORE, BE IT RESOLVED by the governing body of the Borough of Highlands that it 
hereby adopts the Community Energy Plan prepared by Colliers Engineering & Design dated June 
23, 2023 demonstrating the Borough’s commitment to a sustainable future.  
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Motion to Approve R 23-194: 
This is a Certified True copy of the Original 
Resolution on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: September 20, 2023 
 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
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The Borough of Highlands 
Community Energy Plan

June 2023 

Prepared by: 

_______________________________ 
Kristin J. Russell, PP, AICP 
License No.  585800 
CED project 22002028A 11
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This report was made possible through a grant from New Jersey’s Clean Energy ProgramTM. 
New Jersey’s Clean Energy Program is brought to you by the New Jersey Board of Public 
Utilities. 
 
ABOUT THE NEW JERSEY BOARD OF PUBLIC UTILITIES (NJBPU)  
The New Jersey Board of Public Utilities ("NJBPU" or “Board”) is the state agency with authority to oversee 
the regulated utilities, which provide critical services such as natural gas, electricity, water, 
telecommunications, and cable television. The law requires the Board to ensure safe, adequate, and 
proper utility services at reasonable rates for customers in New Jersey. 
 
ABOUT THE NEW JERSEY CLEAN ENERGY PROGRAM (NJCEP)  
NJCEP, established on January 22, 2003, in accordance with the Electric Discount and Energy 
Competition Act (EDECA), provides financial and other incentives to the State's residential 
customers, businesses and schools that install high-efficiency or renewable energy 
technologies, thereby reducing energy usage, lowering customers' energy bills and reducing 
environmental impacts. The program is authorized and overseen by the New Jersey Board of 
Public Utilities (NJBPU). 
 
ABOUT SUSTAINABLE JERSEY 
Sustainable Jersey is a certification program for municipalities in New Jersey. Launched in 2009, 
Sustainable Jersey is a nonprofit, nonpartisan organization that supports community efforts to 
reduce waste, cut greenhouse gas emissions, and improve environmental equity. It provides 
tools, training and financial incentives to support and reward communities as they pursue 
sustainability programs. Sustainable Jersey is one hundred percent voluntary and each town 
can choose whether it wants to get certified and the actions it wants to do in order to achieve 
enough points to get certified.  
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Borough of Highlands Community Energy Plan  i 
 

Table of Contents 
 

I. Introduction 
II. Community Overview 

1) Electricity and Natural Gas Usage Data 
2) Community GHG Emissions from Energy Use 
3) Municipal Operations GHG Emissions 

III. Work Plan 
Strategy 1: Reduce Energy Consumption and Emissions from the Transportation 

Sector 
Strategy 2: Accelerate Deployment of Renewable Energy and Distributed Energy 

Resources 
Strategy 3: Maximize Energy Efficiency and Conservation and Reduce Peak Demand 
Strategy 4: Reduce Energy Consumption and Emissions from the Building Sector 

IV. References 
Appendix. Data Sources 
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Borough of Highlands Community Energy Plan  ii 
 

Figures 
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1. Aerial View of Highlands 
2. Existing EV Infrastructure  
3. Examples of solar installations in Highlands 
4. Highlands street scene 
5. Historic Highlands sign 

 
II. Maps 

1. Public EV Charging Stations in Highlands Area 
 

III. Charts 
1. Amount of Electricity Purchased by Sector 
2. Amount of Natural Gas Purchased by Sector 
3. Overall GHG Emissions of Highlands by Subsector 

 
IV. Tables 

1. Population Characteristics 
2. Vehicles and Electric Vehicles in Highlands 
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Borough of Highlands Community Energy Plan 1 

I. Introduction

Borough of Highlands is committed to addressing climate change and reducing greenhouse gas 
emissions. This Community Energy Plan details the specific strategies Highlands will pursue in the 
coming years to reduce greenhouse gas emissions from the local energy system. The Plan covers 
public policies and programs designed to support the community in reducing emissions. 

In November 2022, a Community Energy Plan kickoff was held with municipal staff to set a 
timeline and big-picture goals for the project.  In January 2023, a Planning Team was assembled 
and met to review the Sustainable Jersey Guide for Sustainable Energy Communities and 
Community Energy Plan Workplan Template  to determine how to prioritize and implement the 
initiatives. Relevant community data was gathered from the Sustainable Jersey Data Center.  

A public hearing was held on February 16, 2022, at which time the desire to broaden clean energy 
opportunities borough-wide was discussed.  As a result of that discussion, the Borough Council 
decided to pursue the Community Energy Planning Grant, discussed and approved at a March 2, 
2022, public hearing.  A third public hearing was held on September 7, 2022, when the 
authorization to execute the grant was approved, specifically addressing the need for community-
level action to achieve New Jersey state goals.   

The final community Energy Plan was adopted by municipal resolution at a public hearing with an 
additional opportunity for public comment on June 21. 2023. 

Highlands’ Community Energy Plan establishes how the municipality will promote the transition to 
sustainable energy over the next 
several years. Initiatives were selected 
based on demonstrated effectiveness, 
unique local opportunities, community 
co-benefits, and streamlining the 
permitting processes through zoning 
amendments.  

As a shore community, climate change is 
one of the greatest threats to our future 
prosperity in Highlands, and globally. New 
Jersey is both a significant source of 
greenhouse gas (GHG) emissions and a 
state particularly vulnerable to climate 
change. Increasing heat waves, intense 
storms, and sea-level rise caused by 
climate change will dramatically alter our 
coastal state for many years to come 
(NJDEP, Scientific Report on Climate 

Co-benefits of Sustainable Energy 

The sustainable energy transition offers an 
opportunity to realize various co-benefits in our 
community and beyond. Besides reducing GHG 
emissions, implementing this plan will improve: 
• Public health

o Lower concentrations of ground-level
outdoor air pollutants

o Removal of indoor air pollution sources
• Social equity

o Better affordable transportation
o More affordable renewable energy

• Resiliency
o More dependable electric grid
o Decreased reliance on imported energy

15

Item 6.

https://www.sustainablejersey.com/fileadmin/media/Actions_and_Certification/Actions/Energy/SJ_Sustainable_Energy_Communities_Guide10_2021.pdf
https://www.sustainablejersey.com/fileadmin/media/Actions_and_Certification/Actions/Energy/Community_Energy_Plan_Workplan_Template10_2021.pdf
https://www.sustainablejersey.com/resources/data-center/


Borough of Highlands Community Energy Plan 2 

Change). According to the New Jersey Department of Environmental Protection’s NJ 
Greenhouse Gas Emissions Inventory Report, New Jersey adds almost 100 million metric tons of 
CO2e to the atmosphere annually. New Jersey can mitigate the local and global impacts of 
climate change with a rapid transition from the current GHG-intensive energy system to one 
that optimizes energy use and produces energy with minimal GHG emissions.  

Recognizing New Jersey’s role in climate change mitigation, the State of New Jersey has 
established a goal of 100% clean energy in the state by 2050. The New Jersey Energy Master 
Plan: Pathway to 2050 outlines the state’s strategies for achieving that goal while also 
addressing issues of social and economic inequity. To promote action at the local level in 
support of the state’s goals, the New Jersey Board of Public Utilities (NJBPU) launched the 
Community Energy Plan Grant Program, offering support and funding for municipalities to 
develop a Community Energy Plan.  Borough of Highlands received the Community Energy Plan 
Grant and completed this Plan as a participant of the grant program. 

Photo 1: Aerial view of Highlands. 
Source: Highlands Borough, Code_zero_drone
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Borough of Highlands Community Energy Plan  3 
 

II. Community Overview 
 
Highlands Borough is a 0.9-square mile suburban community of 2,671 households located in 
Monmouth County. According to the 2020 US Census American Community Survey, the racial 
composition of Highlands’ 4,746 residents is 91% White, 1% Black, 4% Asian or Pacific Islander, 
and 4% “other”; 3% of the population is Hispanic/Latinx. 
 
Highlands’ median household income is $76,263, with 5.3% of households below the U.S. 
poverty threshold. Highlands’ Municipal Revitalization Index (MRI) score, a measure of a 
municipality’s economic conditions, is 34 out of a possible 100, which ranks 156th of New 
Jersey’s 564 municipalities (Sustainable Jersey Community Profile Data by Municipality). In 
other words, Highlands’ overall economic conditions are in the top third relative to other New 
Jersey municipalities.  

Population Characteristics for Highlands, NJ 

Population Households 
Median 

Household 
Income 

Percent of 
Population 
in Poverty 

NJ DCA MRI 
Score* 

NJ DCA MRI 
Rank* 

4,746 2,671 $76,263 5.3% 34 156 

Table 1. 2020 Population Characteristics 
Source: Sustainable Jersey. Community Profile Data by Municipality 
*MRI = Municipal Revitalization Index (MRI)   

 
 
Electricity and Natural Gas Usage Data 
 
Most electricity and natural gas use is currently associated with buildings. Utility companies 
generally organize electricity and natural gas use into four sectors – residential, commercial, 
industrial, and street lighting. The commercial sector includes nonprofits and government 
entities such as schools and municipal buildings, as well as businesses.  
 
As illustrated in the charts on the next page, the residential sector accounts for the majority of 
electricity and natural gas use in Highlands. In other words, residential buildings present the 
greatest opportunity for energy use reductions.  
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Borough of Highlands Community Energy Plan  4 
 

 
Chart 1. Amount of Electricity Purchased by Sector (kWh) 
Source: Sustainable Jersey. Aggregated Community-Scale Utility Energy Data 
Note: electricity values represent purchased electricity and do not include customer-
generated electricity, such as from rooftop solar. 
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Borough of Highlands Community Energy Plan  5 
 

 

Chart 2. Amount of Natural Gas Purchased by Sector (Therms) 
Source: Sustainable Jersey. Aggregated Community-Scale Utility Energy Data 

 
 
Community GHG Emissions from Energy Use 

In 2020, the total community-wide greenhouse gas emissions from electricity, natural 
gas/heating fuel, and transportation energy use in Highlands was 30,270 metric tons CO2e. The 
largest share of community emissions came from On-Road Vehicles, followed by Residential 
Natural Gas use.  
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Borough of Highlands Community Energy Plan  6 
 

 
 

Chart 3. Overall GHG Emissions of Highlands by Subsector 
Source: Sustainable Jersey. Community-Scale Greenhouse Gas (GHG) Emissions Data 
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Borough of Highlands Community Energy Plan  7 
 

III. Work Plan 
 
The Highlands Community Energy Plan is primarily an implementation and action plan. This 
section details all of the initiatives selected as borough priorities for the next four years (2023-
2027). These initiatives will make energy-efficient development within Highlands more 
streamlined, safe, and straightforward, providing numerous local co-benefits, such as improved 
air quality and creation of local jobs.  
 
The initiatives are organized by the Strategies of the New Jersey Energy Master Plan: Pathway 
to 2050. Each Strategy section includes one or more initiatives. Implementation details are 
provided for each initiative, including the initiative lead person/entity, the time frame for 
implementation, and any significant obstacles to successful implementation.  
 
Strategy 1: Reduce Energy Consumption and Emissions from the Transportation Sector 
1.1 Adopt Supportive Zoning and Regulations for EV Infrastructure 
1.2 Train First Responders on EVs and EVSE 
1.6 Install Public EV Charging Infrastructure 
 
Strategy 2: Accelerate Deployment of Renewable Energy and Distributed Energy Resources 
2.1 Adopt Supportive Zoning and Permitting for Solar 
2.4 Train First Responders on Solar  
 
Strategy 3: Maximize Energy Efficiency and Conservation and Reduce Peak Demand 
3.1 Upgrade Energy Efficiency for Municipal Facilities 
 
Strategy 4: Reduce Energy Consumption and Emissions from the Building Sector 
4.1 Construct New Municipal Buildings as Model Green Buildings 
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Strategy 1: Reduce Energy Consumption and Emissions from the 
Transportation Sector 
 
Transportation accounts for over 40% of New Jersey’s greenhouse gas emissions, primarily due 
to on-road gasoline consumption (NJDEP, “Transportation & Emissions”). Fossil fuel-powered 
transportation also produces local air pollution that significantly harms the health and quality of 
life of residents. Highlands can promote transportation electrification in the community to 
lessen the negative impact of our transportation system on our community and the world. 
 
 
 

 

Photo 2: Existing EV infrastructure  
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Initiative 1.1: Adopt Supportive Zoning and Regulations for EV Infrastructure 
 
Description: Pass NJDCA’s Model Statewide Municipal EV Ordinance specifying electric vehicle 
charging stations as a permitted accessory use, establishing the permitting process for charging 
stations, and requiring Make-Ready and EVSE (Electric Vehicle Supply Equipment) parking in 
new multifamily developments and parking lots. Modify the model ordinance standards for 
safety, signage, etc. as needed. 
 

Lead Start Date Priority Anticipated 
Length 

Funding 
Sources 

Municipal Planner immediate High 6 Months N/A 

 
Departments involved: 

• Code Enforcement • Planning  
• Legal Department 

 
Obstacles/Barriers: 

o No significant barriers were identified 
 
Community notes:  
The Model Statewide Municipal EV 
Ordinance went into effect in 
September 2021 as specified by state 
law, but the policies in the ordinance 
are not integrated into Highlands’s 
municipal code. Code Enforcement 
currently requires applications for new 
developments to comply with the 
Model Ordinance. 
 
As of 2019, 1% of passenger vehicles in Highlands were electric. As EV adoption accelerates, 
demand for charging infrastructure will also accelerate. 
 
Measures of Success: 
The goals for this initiative are new regulations regarding EVSE site design, such as accessibility 
and signage, and integration of the Model Statewide Municipal EV Ordinance into Highlands’s 
land-use code and permitting documents. 
 
Next steps: 

1. Highlands-specific information to be added to the Model Statewide Municipal EV 
Ordinance, and “Reasonable Standards” section made to fit municipal needs. 

2. Governing body to review and approve.  

Vehicles and Electric Vehicles in Highlands 
Year  

Updated 
Estimated Total 

Passenger Vehicles  
# of  
EVs 

% 
Electric 

2015 3,394 17 .5% 

2019 3,519 35 1% 

Table 2. Vehicles and Electric Vehicles in Highlands 
Source: Sustainable Jersey. Community Profile Data 
by Municipality 
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Initiative 1.2: Train First Responders on EVs and EVSE 
 
Description: Require training for local first responders on electric vehicles and associated 
infrastructure, furthering public confidence and maintaining emergency preparedness. 
 

Lead Start Date Priority Anticipated Length Funding Sources 

Deputy Fire 
Marshal May 2023 Medium Ongoing, annually N/A 

 
Departments involved: 

• First Aid Squad • Fire Department 
• Police Department  

 
Obstacles/Barriers: 

• NJ State Fire Code (NJAC 5:70), NJ PEOSH (NJAC 12:100-8), and Federal Regulations (CFR 
29) do not mandate required repetitive training for firefighters on EVs. 

• Municipal staff may perceive additional training as an unnecessary burden. 
o The Police Chief will build support for EV safety training by creating awareness 

that EVs have unique first-response protocols. 
 
Community notes:  
To be done collectively with Initiative 2.4.  Free online training resources are available.   
 
As of 2020, there were 17 passenger electric vehicles in Highlands; the number of EVs in town 
has likely increased since then (Sustainable Jersey, Electric Vehicle Ownership Data). There are 
also two public EV charging stations in the township (NJDEP, Charging Map). 
 
Measures of Success: 
The goal of this initiative is that all first responders will be regularly trained in how to deal with 
emergencies involving electric vehicles and EV infrastructure. 
 
Next steps: 

 
1. Lead will compile list of available training courses 
2. Lead will coordinate with departments involved, distribute training resources or options 
3. A list of all participating (trained) members will be compiled 
4. At the 6-month mark, lead will evaluate participation of members and make 

recommendations going forward.  
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Initiative 1.6: Install Public EV Charging Infrastructure 
 
Description: Install electric vehicle charging infrastructure, including chargers, signage, and 
safety and accessibility features, for public use. 
 

Lead Start Date Priority Anticipated 
Length Funding Sources 

DPW October 
2022 Medium Q2 2023 Municipal budget, NJBPU EV 

Tourism grant 
 
Departments involved: 

• Department of Public Works • Governing Body 
• Finance Department • Mayor’s Office 
• Borough Administrator  

 
Obstacles/Barriers: 

• Choice of parking space was limited in order to connect to electricity (where are existing 
poles and lines, access with angled spaces, etc.) 

• Attention must be paid to risk of flooding 
 

Community notes:  
There are two Level 4 public EV charging 
stations within Highlands and two within a 
five-mile radius. There are no Level 3/DCFC 
public charging stations within five miles of 
Highlands. 
 
Public EV Charging Station Locations: 

1. Bahrs Landing Station 01.  12 Bay 
Avenue, Highlands, NJ. (2) 

2. Bahrs Landing Station 01.  12 Bay 
Avenue, Highlands, NJ. (2) 

3. Starbucks. 999 NJ-36, Atlantic 
Highlands, NJ. (2) 

 

 

 

Map 1. Public EV Charging Stations in 
Highlands Area 
Source: NJDEP. Public EV Charging Locator 
Map 

Map Legend. 

Light green tags (not shown) – Level 1  
Medium green – Level 2 
Dark green (not shown) – Level 3/DCFC 

25

Item 6.



 

Borough of Highlands Community Energy Plan  12 
 

 
Measures of Success: 
The goal of this initiative is to install an additional public charging station in Highlands.  Use of 
EV stalls will demonstrate success. 
 
Next steps: 

1. Installation at parking lot opposite 171 Bay Avenue. 
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Strategy 2: Accelerate Deployment of Renewable Energy and 
Distributed Energy Resources 
 
Expanding renewable energy generation is necessary to eliminate greenhouse gas emissions 
from our energy system. New Jersey’s most readily available renewable resource is sunlight, 
which more and more utility customers can now access thanks to declining prices and new 
systems like community solar. Highlands can continue to refine local policies regarding solar 
and other renewable resources to promote local growth of renewable generation capacity. 
 
 
 

  

Photo 3: examples of solar installations in Highlands. 
Source: Google Aerial 
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Initiative 2.1 Adopt Supportive Zoning and Permitting for Solar 
 
Description: Provide clear guidance/standards for solar developers and limit barriers to solar 
adoption such as lengthy permitting and multiple reviews. 
 

Lead Start Date Priority Anticipated 
Length 

Funding 
Sources 

Municipal 
planner Q3 2023 High Q1 2024 N/A 

 
Departments involved: 

• Code Enforcement • Planning  
• Legal Department 

  
Obstacles/Barriers: 

• None at present. 
 
Community notes: 
The borough does not currently regulate solar energy systems.  A new solar ordinance will allow 
for building-integrated, roof mounted, canopy, and ground-mounted solar. Solar in all zones 
may be considered as accessory uses. 
 
Measures of Success: 
The goals for this initiative are new regulations regarding solar regulations, such as accessibility 
and signage, and integration of the Model Statewide Municipal EV Ordinance into Highlands’s 
land-use code and permitting documents. 
 
Next steps: 

1. Solar ordinance to be drafted by law office and/or municipal planner. 
2. Governing body to review and approve.  
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Initiative 2.4 Train First Responders on Solar 
 
Description: To further public confidence and maintain emergency preparedness, require 
training on solar infrastructure for first responders. 
 

Lead Start Date Priority Anticipated Length Funding Sources 

Deputy Fire 
Marshal May 2023 Medium Ongoing, annually N/A 

 
Departments involved: 

• First Aid Squad • Fire Department 
• Police Department  

 
Obstacles/Barriers: 

• NJ State Fire Code (NJAC 5:70), NJ PEOSH (NJAC 12:100-8), and Federal Regulations (CFR 
29) do not mandate required repetitive training for firefighters on EVs. 

• Municipal staff may perceive additional training as an unnecessary burden. 
o The Police Chief will build support for EV safety training by creating awareness 

that EVs have unique first-response protocols. 
 
Community notes:  
To be done collectively with Initiative 1.2.  Free online training resources are available.  As of 
2020, there were 46 solar installations in Highlands. 
 
Measures of Success: 
The goal of this initiative is that all first responders will be regularly trained in how to deal with 
emergencies involving solar infrastructure. 
 
Next steps: 

1. Lead will compile list of available training courses 
2. Lead will coordinate with departments involved, distribute training resources or options 
3. A list of all participating (trained) members will be compiled 
4. At the 6-month mark, lead will evaluate participation of members and make 

recommendations going forward. 
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Strategy 3: Maximize Energy Efficiency and Conservation and Reduce 
Peak Demand 
 
Energy efficiency and conservation are the most cost-effective methods of reducing greenhouse 
gas emissions from the energy system. Improving energy efficiency also generates local jobs, 
reduces local pollution, improves health and comfort, and adds resiliency to the energy system. 
Highlands can utilize energy efficiency to lower costs in municipal operations and encourage 
the community to follow suit to realize these many benefits. 
 
 

 
Figure 1 Highlands 

Source: EQ Roy, Shutterstock 1788844139 
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Initiative 3.1 Upgrade Energy Efficiency for Municipal Facilities 
 
Description: Upgrade municipal facilities to be more energy efficient. New Jersey’s Clean 
Energy Program and electric and natural gas utilities offer incentive programs that guide 
municipalities through the upgrade process, starting with free audits to establish the most 
effective measures to reduce energy use. Following implementation, showcase upgrades in 
energy efficiency outreach to local businesses. 
 

Lead Start Date Priority Anticipated Length Funding Sources 

DPW Q3 2023 Medium 3-5 years NJ Natural Gas 
 
Departments involved: 

• DPW  
 
Obstacles/Barriers: 

•  Navigating programs and funding. 
 
Community notes:   
The Green Team is happy to consider all programs to help the Borough become more "green."  
Improving energy efficiency is already a priority of the Green Team so seeing those goals 
become a reality is their mission. 
 
The Green Team will look into technical assistance through Sustainable Jersey to determine 
next steps for improving energy efficiency in municipal facilities.  
 
Measures of Success: 
The goal of this initiative is for the Borough to familiarize itself more thoroughly on programs 
offered, with the assistance of Sustainable Jersey.  This may lead to assessments for all 
municipal buildings. 
 
Next steps: 

1. Coordinate with Sustainable Jersey to receive Technical Assistance, identifying meter 
discrepancies, billing inconsistencies, etc. 

2. Consider NJ Natural Gas' SaveGreen Project initiatives 
(https://savegreenproject.com/businesses) 
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Strategy 4: Reduce Energy Consumption and Emissions from the 
Building Sector 
 
According to New Jersey’s Energy Master Plan, 62% of the state’s total end-use energy 
consumption is associated with buildings, with space heating, water heating, appliances, and 
industrial uses accounting for 28% of New Jersey’s greenhouse gas emissions. Decisions made 
during new construction and building retrofits have significant and long-lasting impacts on this 
energy use. Highlands can reduce energy use and emissions from buildings by prioritizing green 
design in new construction and utilizing municipal buildings as models for the community. 
 
 

 

 

Figure 2: Welcome to the Highlands 
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Initiative 4.1 Construct New Municipal Buildings as Model Green Buildings 
 
Description: Implement a policy encouraging or requiring consideration of green building 
practices for any new municipal construction project. Highlight incentives from NJCEP’s New 
Construction Energy Efficiency program. Following construction, showcase green building 
features with on-site kiosks and digital webpages to encourage others to follow suit. 
 

Lead Start Date Priority Anticipated Length Funding Sources 

DPW Q3 2023 Medium ongoing N/A 
 
Departments involved: 

• Department of Public Works 
 

 
Obstacles/Barriers: 

• Cost 
 
Community notes:  
Highlands is looking to repurpose the Police Department trailers into a permanent raised 
structure.   In addition to the resiliency benefits of doing so, a variety of green initiatives 
including Energy Star will be considered.  This is a mid- to long-term project.  
 
Highlands is also looking to start using green products in cleaning and janitorial services, switch 
to LED lights in all municipal buildings, etc.   This can be done in the short- to mid-term. 
 
Measures of Success: 
The goal of this initiative is to upgrade existing municipal facilities and build new municipal 
facilities that have improved efficiency over aging buildings. 
 
Next steps: 

1. Coordination with Sustainable Jersey where appropriate. 
2. Inventory buildings to target for improvements (recreation building, etc.). 
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Appendix. Data Sources 
Almost all data used in this plan is sourced from the Sustainable Jersey Data Center. 
 

Community Overview Data 

Section, Map, or Table Original Source(s) Link to data 
General Information Section U.S. Census American 

Community Survey (ACS) 
SJ Community Profile Data by 
Municipality  

Current Housing Units by Year Built 
Chart 

U.S. Census ACS SJ Community Profile Data by 
Municipality   

Number of Units by Structure Type 
Chart 

U.S. Census ACS 
SJ Community Profile Data 
by Municipality 

SJ Community Profile Data by 
Municipality  

Commercial & Industrial Properties 
Map 

NJ MOD IV Tax Data SJ Commercial & Industrial 
Properties Map  

Commercial & Industrial Properties 
Data 

NJ MOD IV Tax Data SJ Commercial & Industrial 
Properties Data  

 

Energy Use Data 

Section, Map, or Table Original Source(s) Link to data 
Amount of Electricity Used by 
Sector (kWh) Chart 

NJ Investor-Owned Utilities SJ Aggregated Community-Scale 
Utility Energy Data  

Amount of Natural Gas Used by 
Sector (Therms) Chart 

NJ Investor-Owned Utilities SJ Aggregated Community-Scale 
Utility Energy Data  

Number of Occupied Housing Units 
by Primary Heating Fuel  

U.S. Census ACS SJ Community Profile Data by 
Municipality  

Greenhouse Gas (GHG) Emissions 
Charts 

SJ GHG Emissions by 
Municipality 

SJ Community-Scale Greenhouse 
Gas (GHG) Emissions Data 

 

Energy Efficiency and Renewable Energy Data 

Section, Map, or Table Original Source(s) Link to data 
Solar Installations Chart NJCEP Solar Installation Data SJ Solar Installation Data 
Commercial Energy Efficiency 
Program Participation Data 

New Jersey Clean Energy 
Program (NJCEP) Data 

SJ Energy Efficiency Program 
Participation (2008-2021) Data - 
Lifetime Commercial 
Participation            

Residential Program Participation 
Data 

NJCEP Data SJ Energy Efficiency Program 
Participation (2008-2021) - 
Lifetime Commercial 
Participation            

Energy Efficiency Projects 
Completed by Municipality Data 

NJCEP Data SJ NJCEP Local Government 
Projects 2008-2021 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

RESOLUTION 23-195 
AWARDING LEASE OF MUNICIPAL PROPERTY DESIGNATED AS BLOCK 56, LOT 13 ON THE TAX 

MAP OF THE BOROUGH OF HIGHLANDS 

 
WHEREAS, the Borough owns property designated as Block 56, Lot 13 on the Tax Map of the 
Borough of Highlands; and 

 
WHEREAS, N.J.S.A. 40A:12-14 sets forth, in relevant part, that a municipality may lease any real 
property not needed for public use; and 

 
WHEREAS, N.J.S.A. 40A:12-14(a) sets forth, in relevant part, that in the case of a lease to a private 
person, said lease shall be made to the highest bidder by open public bidding at auction or by the 
submission of sealed bids; and 

 
WHEREAS, by way of Resolution 18-118, duly adopted on May 16, 2018, the Borough 
authorized a lease with The Proving Ground for Block 56, Lot 13 and said lease shall expire 
on October 31, 2023; and 

 
WHEREAS, by way of Resolution 23-173, duly adopted August 16, 2023, the Borough 
authorized advertisement for and the solicitation of sealed bids for the lease of the 
property designed as Block 56, Lot 13 on the Tax Map of the Borough of Highlands on a 
non-exclusive basis for the purpose of operating a parking lot; and  

 
WHEREAS, on September 13, 2023, the Borough of Highlands accepted bids for the lease 
of Block 56, Lot 13 for an initial term of one (1) year with the option to continue the lease 
for up to four (4) consecutive additional one (1) year terms at the option of the Borough; 
and 

 
WHEREAS, the Borough received one (1) response from SmokeNMirrors LLC dba The 
Proving Ground for the lease of Block 56, Lot 13 in the amount of $2,000 per month for a 
total of $24,000 per year for years 1 through 5; and 

 
WHEREAS, the Borough wishes to accept the proposal, which exceeded the minimum bid 
requirements contained in the public notice to bidders, and award a lease to 
SmokeNMirrors LLC dba The Proving Ground. 

 
 

NOW, THEREFORE, BE IT RESOLVED,  by the governing body of the Borough of Highlands, 
that the Borough hereby accepts the proposal dated September 11, 2023 from 
SmokeNMirrors LLC dba The Proving Ground, for the lease of Borough owned property 
located at Block 56, Lot 13 on the Tax Map of the Borough of Highlands on a non-exclusive 
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basis for the purpose of operating a parking lot for an amount of $2,000.00 per month for 
a total of $24,000.00 per year. 

 
BE IT FURTHER RESOLVED, by the governing body of the Borough of Highlands, that the 
Borough Attorney be and is hereby directed to prepare a Lease Agreement in accordance with 
the aforesaid terms, wherein the said lease will be for an initial term of one (1) year with the 
option to continue the said lease for up to four (4) consecutive additional one (1) year terms 
at the option of the Borough. 
 
 
 
 
Motion to Approve R 23-195: 

This is a Certified True copy of the Original 
Resolution on file in the Municipal Clerk’s Office. 
 
DATE OF VOTE: September 20, 2023 
 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

RESOLUTION 23-196 
AUTHORIZING MEMBERSHIP IN THE NEW JERSEY ASSOCIATION OF FLOODPLAIN MANAGERS 

FOR HIGHLANDS BOROUGH 
 
WHEREAS, Highlands Borough has undertaken a FEMA National Flood Insurance Program CRS 
Community Rating System initiative to provide credits and credit criteria of the CRS Community 
activities and programs that go above and beyond the minimum requirement for participation in 
FEMA’s National Flood Insurance Program NFIP; and 
 
WHEREAS, the New Jersey Association of Floodplain Managers, NJAFM, provides training and 
certification as a Floodplain Manager and Highlands Borough has identified a CRS Team to 
implement flood mitigation activities; and  
 
WHEREAS, training and certifications will reduce and avoid flood damage to insurable property; 
strengthen and support the insurance aspects of the National Flood Insurance Program NFIP and 
foster comprehensive floodplain management; and 
 
WHEREAS, Annual Membership in the New Jersey Association of Floodplain Mangers, NJAFM, 
will facilitate training and educational sessions at an annual conference and with online testing 
for certifications; and 
 
NOW, THEREFORE BE IT RESOLVED, that membership in the New Jersey Association of Floodplain 
Managers, NJAFM, is required to meet the goals of the FEMA Community Rating System CRS and 
the National Flood Insurance Program NFIP; and 
 
BE IT FURTHER RESOLVED, that two members of the Highlands Administration – Kevin Rooney 
and Spencer Carpenter are authorized to become members of the New Jersey Association of 
Floodplain Managers NJAFM and to utilize all training, networking and certification activities in 
concert with the Association of State Floodplain Managers which has established a national 
program for certifying floodplain managers. This program recognizes continuing education and 
professional development that enhances the knowledge and performance of local state, federal 
and private-sector floodplain management professionals.     
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Motion to Approve R 23-196: 
This is a Certified True copy of the Original 
Resolution on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: September 20, 2023 
 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

RESOLUTION 23-197 
AUTHORIZING PAYMENT OF BILLS 

 
WHEREAS, certain numbered vouchers have been submitted to the Borough of Highlands for 
payment from a list, prepared and dated September 18, 2023, which totals as follows: 

 
Current Fund    $       909,063.98 

Sewer Account   $         63,597.08 

Capital Fund    $       628,115.88 

Trust-Other    $            5,813.97 

Federal/State Grants   $               720.25 ____ 

 Total    $    1,607,311.16 

 
NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of Highlands that 
the vouchers, totaling $ 1,607,311.16 be paid to the person[s] named, for the amounts set 
opposite their respective name[s], and endorsed and approved on said vouchers. An individual 
listing of all bills is posted on the borough website at www.highlandsborough.org and on file in 
the Municipal Clerk's office for reference. 
 
 

Motion to Approve R 23-197: 

This is a Certified True copy of the Original 
Resolution on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: September 20, 2023 
 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
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BOROUGH OF HIGHLANDS 
COUNTY OF MONMOUTH 

 

RESOLUTION 23-198 
PROPERTY TAX CANCELLATION AND REFUND 

 
WHEREAS, Block 3, lot 11.01 has been sub-divided and is currently tax exempt, and 
  
WHEREAS, this property was billed taxes for the 2022 and 2023 tax years, and 
 
WHEREAS, the Tax Collector is recommending that taxes be cancelled as follows: 
 
2022   $ 312.47 
2023   $ 688.06  
 
NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of Highlands, 
County of Monmouth, New Jersey, that the Tax Collector cancel taxes as set forth above.     
 
 

Motion to Approve R 23-198: 

This is a Certified True copy of the Original 
Resolution on file in the Municipal Clerk’s 
Office. 
 
DATE OF VOTE: September 20, 2023 
 
 
 
____________________________________ 
Nancy Tran, Municipal Clerk 
Borough of Highlands 
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