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BOROUGH OF HIGHLANDS 

LAND USE BOARD MEETING 

22 Snug Harbor Avenue, Highlands NJ 07732 

Thursday, February 10, 2022 at 7:00 PM 

AGENDA 

CALL TO ORDER 

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

PLEDGE OF ALLEGIANCE 

OPEN PUBLIC MEETING STATEMENT 

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

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

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

be taken. 

ROLL CALL 

Mayor Broullon ●Chief Burton ● Mr. Kutosh ● Ms. LaRussa ● Mr. Lee ● Mr. Montecalvo ● 

Councilmember Olszewski ● Vice Chair Tierney ● Chair Knox  

Mr. Zill ● Ms. Chang ● Mr. Ziemba ● Mr. Cramer  

OATH OF OFFICE: Councilmember Olszewski and Dennis Ziemba 

OPEN FOR PUBLIC COMMENTS 

General Questions or Comments not pertaining to Applications  

RESOLUTIONS 

1. LUB Resolution 2022-08 Memorializing Extension of Bulk Variance Relief: 

LUB 2019-01: Alvator, Block 35 Lots 6 & 7 (10 North Peak) 

HEARINGS ON OLD BUSINESS:  None 

HEARINGS ON NEW BUSINESS 

2. LUB 2021-05: Mattina, Block 12 Lots 401 & 4.02 (149 Portland Rd.) – Minor subdivision & 

variances 

3. Consistency Review: R 22-059 Resolution Referring Redevelopment Plan to LUB 

APPROVAL OF MINUTES 
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4. January 6, 2022 LUB Meeting Minutes 

ANNUAL REPORT 

5. Amended 2021 Annual Report 

COMMUNICATION AND VOUCHERS 

ADJOURNMENT 

Board Policy: 1) 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. 2) No new hearing shall commence after 

9:15 P.M. unless the Chair shall rule otherwise. 3) 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 2022- 

MEMORIALIZATION 
EXTENSION OF BULK VARIANCE RELIEF 

  
              Approved: January 6, 2022 

                                                Memorialized: February 10, 2022 
 
MATTER OF DONNA ALVATOR 

APPLICATION NO. LUB-2019-01 

 WHEREAS, an application for a two-year extension of time for bulk variance relief has 

been made to the Highlands Land Use Board (hereinafter referred to as the “Board”) by Donna 

Alvator (hereinafter referred to as the “Applicant”) on lands known and designated as Block 35, 

Lots 6 and 7 as depicted on the Tax Map of the Borough of Highlands (hereinafter “Borough”), 

more commonly known as 10 North Peak Street, within the R-1.01 (Residential) Zone (hereinafter 

“Property”); and 

 WHEREAS, a public hearing was held before the Board on January 6, 2022 with regard to this 

application; and 

 WHEREAS, on or about December 16, 2021, the Board received a written request for an 

extension from the Applicant and at the January 6, 2022 hearing, heard statements from the Board 

Engineer and Board Attorney regarding the request, and with the public having had an opportunity 

to be heard; and 

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

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

properly invoked and exercised. 
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 NOW, THEREFORE, does the Highlands Land Use Board make the following findings of fact 

and conclusions of law with regard to this application:  

1. The Applicant is seeking a two-year extension of time for the bulk variance relief 

granted by the Board on August 1, 2019 and memorialized in a resolution dated September 5, 2019. 

2. The Applicant was granted bulk variance relief from the R-1.01 Zone’s minimum lot 

depth, front-yard setback, rear-yard setback, and side-yard setback requirements, to (a) construct a 

lateral addition on the first floor, (b) construct a new sunroom, (c) enlarge the existing kitchen within 

the southwesterly side-yard, and (d) construct a second floor addition.   

3. The Applicant did not testify at the hearing but submitted a letter to the Board, 

requesting the extension and stating that she has diligently tried to perform the construction but 

that the COVID-19 pandemic had caused unexpected and unavoidable delays, which has prohibited 

the Applicant from working on the Property.  

4. The Board Attorney stated that, the variance relief expired one-year from the date 

of memorialization pursuant to Section 21-12A-0 of the Borough Code.  He advised that a request 

for an extension of time for variance relief could be made at any time.  

5.  The Borough Engineer testified that the Applicant had been diligently trying to 

undertake the construction, as required.  

6. There were no members of the public expressing an interest in this application.    

7. The Board has received, reviewed, and considered the Applicant’s December 16, 

2021 written request for an extension, Land Use Board Resolution Approving Bulk Variances for 

Alvator dated September 5, 2019 and its associated exhibits, and the statements made at the 
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hearing with regard to this application.  All exhibits, resolutions, and statements have been 

incorporated herein in their entirety.  

 WHEREAS, the Highlands Land Use Board, having reviewed the proposed application and 

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

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

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

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

upon the imposition of specific conditions to be fulfilled, hereby concludes that good cause has been 

shown to approve the application of Donna Alvator for a two-year extension of time for bulk 

variance relief until September 5 2022. 

 The Board acknowledges that the Applicant has diligently attempted to perform 

construction on the subject Property but that due to circumstances beyond her control, namely the 

COVID-19 pandemic, she has faced unavoidable and unexpected delays, and been unable to do so. 

The Board, therefore, finds that an extension of time to September 5, 2022 is appropriate in this 

circumstance.     

 NOW, THEREFORE, BE IT RESOLVED by the Highlands Land Use Board on this 10th day of 

February 2022, that the action of the Land Use Board taken on January 6, 2022 granting Application 

No. LUB-2019-01 of Donna Alvator for an extension of time for bulk variance relief be and the same 

is hereby memorialized as follows: 

 The application is granted subject to the following conditions: 
 

1. The Applicant is granted an extension of time expiring  
September 2, 2022. 
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2. All terms and conditions of the Board’s previous approvals, except as 
satisfied or amended, shall remain in place. 

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

4. Payment of all fees, costs, escrows due and to become due.  Any 
monies are to be paid within twenty (20) days of said request by the 
Board Secretary. 

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

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

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

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

attorney and tax assessor, and shall make same available to all other interested parties.   

 
ON MOTION OF: 
 
SECONDED BY: 
 
ROLL CALL: 
 
YES: 
 
NO: 
 
ABSTAINED: 
 
ABSENT: 
 
DATED: 
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I hereby certify this to be a true and accurate copy of the Resolution adopted by the 

Borough of Highlands Land Use Board, Monmouth County, New Jersey, at a public meeting held 

on February 10, 2022.   

              
       Nancy Tran, Secretary 
       Borough of Highlands Land Use Board 
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FINAL SITE PLAN

KAPLAN

PROPOSED

SINGLE-FAMILY RESIDENTIAL

MAP: 1 | BLK: 12 | LOT: 4.02

149 PORTLAND ROAD

BOROUGH OF HIGHLANDS

MONMOUTH COUNTY, NJ

NEW JERSEY

YOU MUST CALL 811 BEFORE ANY EXCAVATION

WHETHER IT'S ON PRIVATE OR PUBLIC LAND.

1-800-272-1000

www.nj1-call.org

NJ CERT. OF AUTHORIZATION NO. 24GA28161700 & MH000122

BOHLER ENGINEERING NJ, LLC

2430 HWY 34, BLDG B, SUITE 102

MANASQUAN, NJ 08736

Phone: (732) 825-6800

www.BohlerEngineering.com

ISSUED FOR MUNICIPAL &

AGENCY REVIEW & APPROVAL

PROFESSIONAL ENGINEER

D.F. WISOTSKY

NEW JERSEY LICENSE No. 42951

CONNECTICUT LICENSE No. 22098

NEW YORK LICENSE No. 073745
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SITE LAYOUT NOTES (Rev. 2/2020)

1. THE GENERAL NOTES MUST BE INCLUDED AS PART OF THIS ENTIRE DOCUMENT PACKAGE AND ARE PART OF THE CONTRACT

DOCUMENTS. THE GENERAL NOTES ARE REFERENCED HEREIN, AND THE CONTRACTOR MUST REFER TO THEM AND FULLY

COMPLY WITH THESE NOTES, IN THEIR ENTIRETY. THE CONTRACTOR MUST BE FAMILIAR WITH AND ACKNOWLEDGE FAMILIARITY

WITH ALL OF THE GENERAL NOTES AND ALL OF THE PLANS' SPECIFIC NOTES.

2. PRIOR TO THE COMMENCEMENT OF GENERAL CONSTRUCTION, THE CONTRACTOR MUST INSTALL SOIL EROSION CONTROL AND

ANY STORMWATER POLLUTION PREVENTION PLAN (SWPPP) MEASURES NECESSARY, AS INDICATED ON THE APPROVED SOIL

EROSION AND SEDIMENT CONTROL PLAN AND IN ACCORDANCE WITH APPLICABLE AND/OR APPROPRIATE AGENCIES' GUIDELINES

TO PREVENT SEDIMENT AND/OR LOOSE DEBRIS FROM WASHING ONTO ADJACENT PROPERTIES OR THE RIGHT OF WAY.

3. ALL DIRECTIONAL/TRAFFIC SIGNING AND PAVEMENT STRIPING MUST CONFORM TO THE LATEST STANDARDS OF THE MANUAL ON

UNIFORM TRAFFIC CONTROL DEVICES (MUTCD) AND ANY APPLICABLE STATE OR LOCALLY APPROVED SUPPLEMENTS,

GUIDELINES, RULES, REGULATIONS, STANDARDS AND THE LIKE.

4. THE LOCATIONS OF PROPOSED UTILITY POLES AND TRAFFIC SIGNS SHOWN ON THE PLANS ARE SCHEMATIC AND PRELIMINARY.

THE CONTRACTOR IS SOLELY RESPONSIBLE FOR FIELD-VERIFYING THEIR LOCATION. THE CONTRACTOR MUST COORDINATE THE

RELOCATION OF TRAFFIC SIGNS WITH THE ENTITY WITH JURISDICTION OVER THE PROJECT.

5. ALL DIMENSIONS SHOWN ARE TO BOTTOM FACE OF CURB, EDGE OF PAVEMENT, OR EDGE OF BUILDING, EXCEPT WHEN

DIMENSION IS TO A PROPERTY LINE, STAKE OUT OF LOCATIONS OF INLETS, LIGHT POLES, ETC. MUST BE PERFORMED IN STRICT

ACCORDANCE WITH THE DETAILS, UNLESS NOTED CLEARLY OTHERWISE.

6. WHEN APPLICABLE, OWNER/ OPERATOR MUST FILE THE NOI FOR NPDES PERMITS AT APPROPRIATE AND/OR REQUIRED

TIMEFRAMES BASED UPON THE DESIRED START OF CONSTRUCTION. LAND DISTURBING ACTIVITIES MUST NOT COMMENCE UNTIL

APPROVAL TO DO SO HAS BEEN RECEIVED FROM GOVERNING AUTHORITIES (INCLUDING STORMWATER POLLUTION PREVENTION

PLAN, PER NJDEP REQUIREMENTS). THE CONTRACTOR MUST STRICTLY ADHERE TO THE APPROVED SWPPP PLAN DURING

CONSTRUCTION OPERATIONS (IF PROVIDED).

7. ALL WEATHERED CONCRETE MUST BE AIR ENTRAINED AND INCLUDE THE MINIMUM COMPRESSIVE STRENGTH OF 4,500 PSI AT 28

DAYS UNLESS OTHERWISE NOTED ON THE PLANS, DETAILS AND/OR GEOTECHNICAL REPORT.

8. THE CONTRACTOR MUST REPAIR OR REPLACE, AT THE CONTRACTOR'S SOLE COST AND EXPENSE, ALL SIDEWALKS, CURBS, AND

PAVEMENT DAMAGED BY CONSTRUCTION ACTIVITIES WHETHER SPECIFIED ON THIS PLAN OR NOT.

GENERAL NOTES (Rev. 1/2020)

1. THESE PLANS ARE SOLELY BASED ON INFORMATION THE OWNER AND OTHERS PROVIDED TO BOHLER ENGINEERING, NJ, LLC (HEREIN “BOHLER ENGINEERING”) PRIOR TO THE DATE ON WHICH ENGINEER PREPARED THESE PLANS. THE CONTRACTOR MUST FIELD VERIFY ALL EXISTING CONDITIONS AND IMMEDIATELY NOTIFY BOHLER

ENGINEERING, IN WRITING, IF ANY ACTUAL SITE CONDITIONS DIFFER FROM THOSE SHOWN ON THESE PLANS, OR IF THE PROPOSED WORK CONFLICTS WITH ANY OTHER SITE FEATURES.

2. THE CONTRACTOR MUST STRICTLY COMPLY WITH THESE NOTES AND ALL SPECIFICATIONS/REPORTS CONTAINED HEREIN. THE CONTRACTOR MUST ENSURE THAT ALL SUBCONTRACTORS FULLY AND COMPLETELY CONFORM TO AND COMPLY WITH THESE REQUIREMENTS, THESE NOTES, AND THE REQUIREMENTS ARTICULATED IN THE NOTES

CONTAINED IN ALL THE OTHER DRAWINGS THAT COMPRISE THE PLAN SET OF DRAWINGS. ADDITIONAL NOTES AND SPECIFIC PLAN NOTES MAY BE FOUND ON THE INDIVIDUAL PLANS. THESE GENERAL NOTES APPLY TO THIS ENTIRE DOCUMENT PACKAGE. IT IS THE CONTRACTOR'S RESPONSIBILITY TO REVIEW ALL CONSTRUCTION CONTRACT

DOCUMENTS INCLUDING, BUT NOT LIMITED TO, ALL OF THE DRAWINGS AND SPECIFICATIONS ASSOCIATED WITH THE PROJECT WORK SCOPE, PRIOR TO THE INITIATION AND COMMENCEMENT OF CONSTRUCTION.

3. PRIOR TO THE COMMENCEMENT OF CONSTRUCTION, THE CONTRACTOR MUST CONFIRM WITH THE ENGINEER OF RECORD THAT THE LATEST EDITION OF THE DOCUMENTS AND/OR REPORTS REFERENCED WITHIN THE PLAN REFERENCES ARE BEING USED FOR CONSTRUCTION. THIS IS THE CONTRACTOR'S SOLE AND COMPLETE

RESPONSIBILITY.

4. PRIOR TO THE COMMENCEMENT OF CONSTRUCTION, THE CONTRACTOR MUST ENSURE THAT ALL REQUIRED PERMITS AND APPROVALS HAVE BEEN OBTAINED. NO CONSTRUCTION OR FABRICATION IS TO BEGIN UNTIL THE CONTRACTOR HAS RECEIVED AND THOROUGHLY REVIEWED THE CONDITIONS OF APPROVAL TO ALL PLANS AND OTHER

DOCUMENTS REVIEWED AND APPROVED BY THE PERMITTING AUTHORITIES AND HAS ALSO CONFIRMED THAT ALL NECESSARY AND REQUIRED PERMITS HAVE BEEN OBTAINED. THE CONTRACTOR MUST HAVE COPIES OF ALL PERMITS AND APPROVALS ON SITE AT ALL TIMES.

5. THE CONTRACTOR MUST ENSURE THAT ALL WORK IS PERFORMED IN ACCORDANCE WITH THESE PLANS, SPECIFICATIONS/REPORTS AND CONDITIONS OF APPROVAL, AND ALL APPLICABLE REQUIREMENTS, RULES, REGULATIONS, STATUTORY REQUIREMENTS, CODES, LAWS AND STANDARDS OF ALL GOVERNMENTAL ENTITIES WITH

JURISDICTION OVER THIS PROJECT, AND ALL PROVISIONS IN AND CONDITIONS OF THE CONSTRUCTION CONTRACT WITH THE OWNER/DEVELOPER INCLUDING ALL EXHIBITS, ATTACHMENTS AND ADDENDA TO SAME.

6. PRIOR TO THE COMMENCEMENT OF CONSTRUCTION, THE CONTRACTOR MUST COORDINATE THE BUILDING LAYOUT BY CAREFULLY REVIEWING THE MOST CURRENT ARCHITECTURAL, CIVIL AND STRUCTURAL CONSTRUCTION DOCUMENTS (INCLUDING, BUT NOT LIMITED TO, MECHANICAL, ELECTRICAL, PLUMBING AND FIRE SUPPRESSION

PLANS, WHERE APPLICABLE). THE CONTRACTOR MUST IMMEDIATELY NOTIFY OWNER, ARCHITECT AND ENGINEER OF RECORD, IN WRITING, OF ANY CONFLICTS, DISCREPANCIES OR AMBIGUITIES WHICH EXIST BETWEEN THESE PLANS AND ANY OTHER PLANS THAT COMPRISE THE CONSTRUCTION DOCUMENTS.

7. CONTRACTOR MUST REFER TO AND ENSURE COMPLIANCE WITH THE APPROVED ARCHITECTURAL/BUILDING PLANS OF RECORD FOR EXACT LOCATIONS AND DIMENSIONS OF ENTRY/EXIT POINTS, ELEVATIONS, PRECISE BUILDING DIMENSIONS, AND EXACT BUILDING UTILITY LOCATIONS.

8. THE CONTRACTOR MUST FIELD VERIFY ALL DIMENSIONS AND MEASUREMENTS SHOWN ON THESE PLANS, PRIOR TO THE COMMENCEMENT OF CONSTRUCTION. THE CONTRACTOR MUST IMMEDIATELY NOTIFY ENGINEER OF RECORD, IN WRITING, IF ANY CONFLICTS, DISCREPANCIES, OR AMBIGUITIES EXIST PRIOR TO PROCEEDING WITH

CONSTRUCTION. NO EXTRA COMPENSATION WILL BE PAID TO THE CONTRACTOR FOR WORK WHICH HAS TO BE RE-DONE OR REPAIRED DUE TO DIMENSIONS, MEASUREMENTS OR GRADES SHOWN INCORRECTLY ON THESE PLANS PRIOR TO BOTH (A) THE CONTRACTOR GIVING ENGINEER OF RECORD WRITTEN NOTIFICATION OF SAME AND (B)

ENGINEER OF RECORD, THEREAFTER, PROVIDING THE CONTRACTOR WITH WRITTEN AUTHORIZATION TO PROCEED WITH SUCH ADDITIONAL WORK.

9. THE CONTRACTOR MUST VERIFY ALL DIMENSIONS AND MEASUREMENTS INCLUDED ON DESIGN DOCUMENTS HEREIN AND MUST NOT SCALE OFF THE DRAWINGS DUE TO POTENTIAL PRINTING INACCURACIES. ALL DIMENSIONS AND MEASUREMENTS ARE TO BE CHECKED AND CONFIRMED BY THE GENERAL CONTRACTOR PRIOR TO

PREPARATION OF SHOP DRAWINGS, FABRICATION/ORDERING OF PARTS AND MATERIALS AND COMMENCEMENT OF SITE WORK. SITE PLAN DRAWINGS ARE NOT INTENDED AS SURVEY DOCUMENTS. DIMENSIONS SUPERSEDE GRAPHICAL REPRESENTATIONS. THE CONTRACTOR MUST MAKE CONTRACTOR'S OWN MEASUREMENTS FOR LAYOUT

OF IMPROVEMENTS.

10. THE OWNER AND CONTRACTOR MUST BE FAMILIAR WITH, AND RESPONSIBLE FOR THE PROCUREMENT OF ANY AND ALL CERTIFICATIONS REQUIRED FOR THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY. 

11. WHEN INCLUDED AS ONE OF THE REFERENCED DOCUMENTS, THE GEOTECHNICAL REPORT, SPECIFICATIONS AND RECOMMENDATIONS SET FORTH THEREIN ARE A PART OF THE REQUIRED CONSTRUCTION DOCUMENTS AND, IN CASE OF CONFLICT, DISCREPANCY OR AMBIGUITY, THE MORE STRINGENT REQUIREMENTS AND/OR

RECOMMENDATIONS CONTAINED IN: (A) THE PLANS; AND (B) THE GEOTECHNICAL REPORT AND RECOMMENDATIONS, MUST TAKE PRECEDENCE UNLESS SPECIFICALLY NOTED OTHERWISE ON THE PLANS. THE CONTRACTOR MUST NOTIFY THE ENGINEER OF RECORD, IN WRITING, OF ANY SUCH CONFLICT, DISCREPANCY OR AMBIGUITY

BETWEEN THE GEOTECHNICAL REPORT AND PLANS AND SPECIFICATIONS, PRIOR TO PROCEEDING WITH ANY FURTHER WORK. IF A GEOTECHNICAL REPORT WAS NOT CREATED, THEN THE CONTRACTOR MUST FOLLOW AND COMPLY WITH ALL OF THE REQUIREMENTS OF ANY AND ALL MUNICIPAL, COUNTY, STATE, AND FEDERAL LAWS AND

APPLICABLE SPECIFICATIONS WHICH HAVE JURISDICTION OVER THIS PROJECT.

12. ENGINEER OF RECORD IS NEITHER LIABLE NOR RESPONSIBLE FOR ANY SUBSURFACE CONDITIONS AND FURTHER, HAS NO LIABILITY FOR ANY HAZARDOUS MATERIALS, HAZARDOUS SUBSTANCES, OR POLLUTANTS ON, ABOUT OR UNDER THE PROPERTY. 

13. THE CONTRACTOR IS RESPONSIBLE FOR IDENTIFYING WHEN AND WHERE SHORING IS REQUIRED AND FOR INSTALLING ALL SHORING REQUIRED DURING EXCAVATION (TO BE PERFORMED IN ACCORDANCE WITH CURRENT OSHA STANDARDS) AND ANY ADDITIONAL PRECAUTIONS TO BE TAKEN TO ASSURE THE STABILITY OF ADJACENT,

NEARBY AND CONTIGUOUS STRUCTURES AND PROPERTIES. ALL OF THIS WORK IS TO BE PERFORMED AT CONTRACTOR'S SOLE COST AND EXPENSE.

14. THE CONTRACTOR MUST EXERCISE EXTREME CAUTION WHEN PERFORMING ANY WORK ACTIVITIES ADJACENT TO PAVEMENT, STRUCTURES, ETC. WHICH ARE TO REMAIN EITHER FOR AN INITIAL PHASE OF THE PROJECT OR AS PART OF THE FINAL CONDITION. THE CONTRACTOR IS RESPONSIBLE FOR TAKING ALL APPROPRIATE MEASURES

REQUIRED TO ENSURE THE STRUCTURAL STABILITY OF SIDEWALKS AND PAVEMENT, UTILITIES, BUILDINGS, AND INFRASTRUCTURE WHICH ARE TO REMAIN, AND TO PROVIDE A SAFE WORK AREA FOR THIRD PARTIES, PEDESTRIANS AND ANYONE INVOLVED WITH THE PROJECT. 

15. DEBRIS MUST NOT BE BURIED ON THE SUBJECT SITE. ALL DEMOLITION AND CONSTRUCTION WASTES, UNSUITABLE EXCAVATED MATERIAL, EXCESS SOIL AND DEBRIS (SOLID WASTE) MUST BE DISPOSED OF IN ACCORDANCE WITH THE REQUIREMENTS OF ANY AND ALL MUNICIPAL, COUNTY, STATE, AND FEDERAL LAWS AND APPLICABLE

CODES WHICH HAVE JURISDICTION OVER THIS PROJECT OR OVER THE CONTRACTOR. 

16. IT IS THE CONTRACTOR'S SOLE RESPONSIBILITY TO MAINTAIN RECORDS TO DEMONSTRATE PROPER AND FULLY COMPLIANT DISPOSAL ACTIVITIES, TO BE PROMPTLY PROVIDED TO THE OWNER UPON REQUEST. 

17. THE CONTRACTOR MUST REPAIR, AT CONTRACTOR'S SOLE COST, ALL DAMAGE DONE TO ANY NEW OR EXISTING CONSTRUCTION OR PROPERTY DURING THE COURSE OF CONSTRUCTION, INCLUDING BUT NOT LIMITED TO DRAINAGE, UTILITIES, PAVEMENT, STRIPING, CURB, ETC. AND MUST BEAR ALL COSTS ASSOCIATED WITH SAME TO

INCLUDE, BUT NOT BE LIMITED TO, REDESIGN, RE-SURVEY, RE-PERMITTING AND CONSTRUCTION. THE CONTRACTOR IS RESPONSIBLE FOR AND MUST REPLACE ALL SIGNAL INTERCONNECTION CABLE, WIRING CONDUITS, AND ANY UNDERGROUND ACCESSORY EQUIPMENT DAMAGED DURING CONSTRUCTION AND MUST BEAR ALL COSTS

ASSOCIATED WITH SAME. THE REPAIR OF ANY SUCH NEW OR EXISTING CONSTRUCTION OR PROPERTY MUST RESTORE SUCH CONSTRUCTION OR PROPERTY TO A CONDITION EQUIVALENT TO OR BETTER THAN THE CONDITIONS PRIOR TO COMMENCEMENT OF THE CONSTRUCTION, AND IN CONFORMANCE WITH APPLICABLE CODES, LAWS,

RULES, REGULATIONS, STATUTORY REQUIREMENTS AND STATUTES. THE CONTRACTOR MUST BEAR ALL COSTS ASSOCIATED WITH SAME. THE CONTRACTOR MUST, PROMPTLY, DOCUMENT ALL EXISTING DAMAGE AND NOTIFY, IN WRITING, THE OWNER AND THE CONSTRUCTION MANAGER PRIOR TO THE START OF CONSTRUCTION.

18. THE ENGINEER OF RECORD AND BOHLER ENGINEERING ARE NOT RESPONSIBLE FOR AND HAVE NO CONTRACTUAL, LEGAL OR OTHER RESPONSIBILITIES FOR JOB SITE SAFETY JOB SITE SUPERVISION, OR ANYTHING RELATED TO SAME. THE ENGINEER OF RECORD AND BOHLER ENGINEERING HAVE NOT BEEN RETAINED TO PERFORM OR TO

BE RESPONSIBLE FOR JOB SITE SAFETY, SAME BEING WHOLLY OUTSIDE OF ENGINEER OF RECORD'S AND BOHLER ENGINEERING SERVICES AS RELATED TO THE PROJECT. THE ENGINEER OF RECORD AND BOHLER ENGINEERING ARE NOT RESPONSIBLE TO IDENTIFY OR REPORT ANY JOB SITE SAFETY ISSUES OR ANY JOB SITE CONDITIONS,

AT ANY TIME.

19. THE CONTRACTOR MUST IMMEDIATELY IDENTIFY IN WRITING, TO THE ENGINEER OF RECORD AND BOHLER ENGINEERING, ANY DISCREPANCIES THAT MAY OR COULD AFFECT THE PUBLIC SAFETY, HEALTH OR GENERAL WELFARE, OR PROJECT COST. IF THE CONTRACTOR PROCEEDS WITH CONSTRUCTION WITHOUT PROVIDING PROPER

WRITTEN NOTIFICATION AS DESCRIBED ABOVE, IT WILL BE AT THE CONTRACTOR'S OWN RISK AND, FURTHER, THE CONTRACTOR MUST INDEMNIFY, DEFEND AND HOLD HARMLESS THE ENGINEER OF RECORD AND BOHLER ENGINEERING FOR ANY AND ALL DAMAGES, COSTS, INJURIES, ATTORNEY'S FEES AND THE LIKE WHICH RESULT FROM

OR ARE IN ANY WAY RELATED TO SAME INCLUDING, BUT NOT LIMITED TO, ANY THIRD PARTY AND FIRST PARTY CLAIMS. 

20. THE ENGINEER OF RECORD AND BOHLER ENGINEERING ARE NOT RESPONSIBLE FOR ANY INJURY OR DAMAGES RESULTING FROM THE CONTRACTOR'S FAILURE TO BUILD OR CONSTRUCT IN STRICT ACCORDANCE WITH THE APPROVED PLANS, AND CURRENT CODES, RULES, STATUTES AND THE LIKE. IF THE CONTRACTOR AND/OR OWNER

FAIL TO BUILD OR CONSTRUCT IN STRICT ACCORDANCE WITH APPROVED PLANS, RULES, STATUTES, CODES AND THE LIKE, THE CONTRACTOR AND/OR OWNER AGREE TO AND MUST JOINTLY, INDEPENDENTLY, SEPARATELY, AND SEVERALLY INDEMNIFY AND HOLD THE ENGINEER OF RECORD AND BOHLER ENGINEERING HARMLESS FOR AND

FROM ALL INJURIES, CLAIMS AND DAMAGES THAT ENGINEER AND BOHLER ENGINEERING SUFFER AND ANY AND ALL COSTS THAT ENGINEER AND BOHLER ENGINEERING INCUR AS RELATED TO SAME.

21. ALL CONTRACTORS MUST CARRY AT LEAST THE MINIMUM AMOUNT OF THE SPECIFIED AND COMMERCIALLY REASONABLE STATUTORY WORKER'S COMPENSATION INSURANCE, EMPLOYER'S LIABILITY INSURANCE AND COMMERCIAL GENERAL LIABILITY INSURANCE (CGL) INCLUDING ALSO ALL UMBRELLA COVERAGES. ALL CONTRACTORS

MUST HAVE THEIR CGL POLICIES ENDORSED TO NAME BOHLER ENGINEERING, AND ITS PAST, PRESENT AND FUTURE OWNERS, OFFICERS, DIRECTORS, PARTNERS, SHAREHOLDERS, MEMBERS, PRINCIPALS, COMMISSIONERS, AGENTS, SERVANTS, EMPLOYEES, AFFILIATES, SUBSIDIARIES, AND RELATED ENTITIES, AND ITS SUBCONTRACTORS

AND SUBCONSULTANTS AS ADDITIONAL NAMED INSUREDS AND TO PROVIDE CONTRACTUAL LIABILITY COVERAGE SUFFICIENT TO INSURE THE (DEFEND, IF APPLICABLE) AND HOLD HARMLESS AND INDEMNITY OBLIGATIONS ASSUMED AND AGREED TO BY THE CONTRACTOR HEREIN. ALL CONTRACTORS MUST FURNISH BOHLER ENGINEERING

WITH CERTIFICATIONS OF INSURANCE OR CERTIFICATES OF INSURANCE AS EVIDENCE OF THE REQUIRED INSURANCE COVERAGES PRIOR TO COMMENCING ANY WORK AND UPON RENEWAL OF EACH POLICY DURING THE ENTIRE PERIOD OF CONSTRUCTION AND FOR TWO YEARS AFTER THE COMPLETION OF CONSTRUCTION AND AFTER ALL

PERMITS ARE ISSUED, WHICHEVER DATE IS LATER. IN ADDITION, ALL CONTRACTORS AGREE THAT THEY WILL, TO THE FULLEST EXTENT PERMITTED UNDER THE LAW, INDEMNIFY, DEFEND AND HOLD HARMLESS BOHLER ENGINEERING AND ITS PAST, PRESENT AND FUTURE OWNERS, OFFICERS, DIRECTORS, PARTNERS, SHAREHOLDERS,

MEMBERS, PRINCIPALS, COMMISSIONERS, AGENTS, SERVANTS, EMPLOYEES, AFFILIATES, SUBSIDIARIES, AND RELATED ENTITIES, AND ITS SUBCONTRACTORS AND SUBCONSULTANTS FROM AND AGAINST ANY DAMAGES, INJURIES, CLAIMS, ACTIONS, PENALTIES, EXPENSES, PUNITIVE DAMAGES, TORT DAMAGES, STATUTORY CLAIMS,

STATUTORY CAUSES OF ACTION, LOSSES, CAUSES OF ACTION, LIABILITIES OR COSTS, INCLUDING, BUT NOT LIMITED TO, REASONABLE ATTORNEYS' FEES AND DEFENSE COSTS, ARISING OUT OF OR IN ANY WAY CONNECTED WITH OR TO THE PROJECT, INCLUDING ALL CLAIMS BY EMPLOYEES OF THE CONTRACTOR(S), ALL CLAIMS BY THIRD

PARTIES AND ALL CLAIMS RELATED TO THE PROJECT. THE CONTRACTOR MUST NOTIFY ENGINEER, IN WRITING, AT LEAST THIRTY (30) DAYS PRIOR TO ANY TERMINATION, SUSPENSION OR CHANGE OF ITS INSURANCE HEREUNDER.

22. THE ENGINEER OF RECORD AND BOHLER ENGINEERING ARE NOT RESPONSIBLE FOR CONSTRUCTION METHODS, MEANS, TECHNIQUES OR PROCEDURES, GENERALLY OR FOR THE CONSTRUCTION MEANS, METHODS, TECHNIQUES OR PROCEDURES FOR COMPLETION OF THE WORK DEPICTED BOTH ON THESE PLANS, AND FOR ANY

CONFLICTS IN SCOPE AND REVISIONS THAT RESULT FROM SAME. THE CONTRACTOR IS FULLY AND SOLELY RESPONSIBLE FOR DETERMINING THE MEANS AND METHODS FOR COMPLETION OF THE WORK, PRIOR TO THE COMMENCEMENT OF CONSTRUCTION. 

23. NEITHER THE PROFESSIONAL ACTIVITIES OF: BOHLER ENGINEERING, NOR THE PRESENCE OF BOHLER ENGINEERING AND/OR ITS PAST, PRESENT AND FUTURE OWNERS, OFFICERS, DIRECTORS, PARTNERS, SHAREHOLDERS, MEMBERS, PRINCIPALS, COMMISSIONERS, AGENTS, SERVANTS, EMPLOYEES, AFFILIATES, SUBSIDIARIES, AND

RELATED ENTITIES, AND ITS SUBCONTRACTORS AND SUBCONSULTANTS AT A CONSTRUCTION/PROJECT SITE (HEREIN “BOHLER ENGINEERING PARTIES”), RELIEVES OR WILL RELIEVE THE CONTRACTOR OF AND FROM ITS OBLIGATIONS, DUTIES AND RESPONSIBILITIES INCLUDING, BUT NOT LIMITED TO, CONSTRUCTION MEANS, METHODS,

SEQUENCE, TECHNIQUES OR PROCEDURES NECESSARY FOR PERFORMING, OVERSEEING, SUPERINTENDING AND COORDINATING THE WORK IN ACCORDANCE WITH THE CONTRACT DOCUMENTS AND COMPLIANCE WITH ALL HEALTH AND SAFETY PRECAUTIONS REQUIRED BY ANY REGULATORY AGENCIES WITH JURISDICTION OVER THE

PROJECT AND/OR PROPERTY. BOHLER ENGINEERING AND ITS EMPLOYEES, PERSONNEL, AGENTS, SUBCONTRACTORS AND SUBCONSULTANTS HAVE NO AUTHORITY TO EXERCISE ANY CONTROL OVER (OR ANY RESPONSIBILITY FOR) ANY CONSTRUCTION, THE CONTRACTOR OR ITS EMPLOYEES RELATING TO THEIR WORK AND ANY AND ALL

HEALTH AND SAFETY PROGRAMS OR PROCEDURES. THE CONTRACTOR IS SOLELY RESPONSIBLE FOR JOB SITE SAFETY. THE CONTRACTOR MUST INDEMNIFY, DEFEND, PROTECT AND HOLD HARMLESS BOHLER ENGINEERING FOR AND FROM ANY LIABILITY TO BOHLER ENGINEERING RESULTING FROM THE CONTRACTOR'S WORK, SERVICES

AND/OR VIOLATIONS OF THIS NOTE, THESE NOTES OR ANY NOTES IN THE PLAN SET AND, FURTHER, THE CONTRACTOR MUST NAME BOHLER ENGINEERING AS AN ADDITIONAL INSURED UNDER THE GENERAL CONTRACTOR'S POLICIES OF GENERAL LIABILITY INSURANCE AS DESCRIBED ABOVE.

24. WHEN IT IS CLEARLY AND SPECIFICALLY WITHIN BOHLER ENGINEERING'S SCOPE OF SERVICES CONTRACT WITH THE OWNER/DEVELOPER, BOHLER ENGINEERING WILL REVIEW OR TAKE OTHER APPROPRIATE ACTION ON THE CONTRACTOR SUBMITTALS, SUCH AS SHOP DRAWINGS, PRODUCT DATA, SAMPLES, AND OTHER DATA, WHICH THE

CONTRACTOR IS REQUIRED TO SUBMIT, BUT ONLY FOR THE LIMITED PURPOSE OF EVALUATING CONFORMANCE WITH THE DESIGN INTENT AND THE INFORMATION SHOWN IN THE CONSTRUCTION CONTRACT DOCUMENTS. CONSTRUCTION MEANS AND METHODS AND/OR TECHNIQUES OR PROCEDURES, COORDINATION OF THE WORK WITH

OTHER TRADES, AND CONSTRUCTION SAFETY PRECAUTIONS ARE THE SOLE RESPONSIBILITY OF THE CONTRACTOR AND BOHLER ENGINEERING HAS NO RESPONSIBILITY OR LIABILITY FOR SAME. BOHLER ENGINEERING WILL PERFORM ITS SHOP DRAWING REVIEW WITH REASONABLE PROMPTNESS, AS CONDITIONS PERMIT. ANY DOCUMENT,

DOCUMENTING BOHLER ENGINEERING'S REVIEW OF A SPECIFIC ITEM OR LIMITED SCOPE, MUST NOT INDICATE THAT BOHLER ENGINEERING HAS REVIEWED THE ENTIRE ASSEMBLY OF WHICH THE ITEM IS A COMPONENT. BOHLER ENGINEERING IS NOT RESPONSIBLE FOR ANY DEVIATIONS FROM THE CONSTRUCTION DOCUMENTS. THE

CONTRACTOR MUST, IN WRITING, PROMPTLY AND IMMEDIATELY BRING ANY DEVIATIONS FROM THE CONSTRUCTION DOCUMENTS TO BOHLER ENGINEERING'S ATTENTION. BOHLER ENGINEERING IS NOT REQUIRED TO REVIEW PARTIAL SUBMISSIONS OR THOSE FOR WHICH SUBMISSIONS OF CORRELATED ITEMS HAVE NOT BEEN RECEIVED. 

25. IF THE CONTRACTOR DEVIATES FROM THESE PLANS AND/OR SPECIFICATIONS, INCLUDING THE NOTES CONTAINED HEREIN, WITHOUT FIRST OBTAINING THE PRIOR WRITTEN AUTHORIZATION OF THE ENGINEER OF RECORD AND/OR BOHLER ENGINEERING FOR ALL DEVIATIONS WITHIN ENGINEER'S SCOPE, THE CONTRACTOR IS SOLELY

RESPONSIBLE FOR THE PAYMENT OF ALL COSTS INCURRED IN CORRECTING ANY WORK PERFORMED WHICH DEVIATES FROM THE PLANS, ALL FINES AND/OR PENALTIES ASSESSED WITH RESPECT THERETO AND ALL COMPENSATORY OR PUNITIVE DAMAGES RESULTING THEREFROM AND, FURTHER, MUST DEFEND, INDEMNIFY, PROTECT, AND

HOLD HARMLESS THE ENGINEER OF RECORD AND BOHLER ENGINEERING PARTIES TO THE FULLEST EXTENT PERMITTED UNDER THE LAW, FOR AND FROM ALL FEES, ATTORNEYS' FEES, DAMAGES, COSTS, JUDGMENTS, CLAIMS, INJURIES, PENALTIES AND THE LIKE RELATED TO SAME. 

26. THE CONTRACTOR IS RESPONSIBLE FOR A MAINTAINING AND PROTECTING THE TRAFFIC CONTROL PLAN AND ELEMENTS IN ACCORDANCE WITH FEDERAL, STATE, AND LOCAL REQUIREMENTS, FOR ALL WORK THAT AFFECTS PUBLIC TRAVEL EITHER IN THE RIGHT OF WAY OR ON SITE. THE COST FOR THIS ITEM MUST BE INCLUDED IN THE

CONTRACTOR'S PRICE AND IS THE CONTRACTOR'S SOLE RESPONSIBILITY. 

27. OWNER MUST MAINTAIN AND PRESERVE ALL PHYSICAL SITE FEATURES AND DESIGN FEATURES DEPICTED ON THE PLANS AND RELATED DOCUMENTS IN STRICT ACCORDANCE WITH THE APPROVED PLAN(S) AND DESIGN; AND, FURTHER, THE ENGINEER OF RECORD AND/OR BOHLER ENGINEERING ARE NOT RESPONSIBLE FOR ANY FAILURE TO

SO MAINTAIN OR PRESERVE SITE AND/OR DESIGN FEATURES. IF OWNER FAILS TO MAINTAIN AND/OR PRESERVE ALL PHYSICAL SITE FEATURES AND/OR DESIGN FEATURES DEPICTED ON THE PLANS AND RELATED DOCUMENTS, OWNER AGREES TO INDEMNIFY AND HOLD THE ENGINEER OF RECORD AND BOHLER ENGINEERING PARTIES,

HARMLESS FOR ALL INJURIES, DAMAGES AND COSTS THAT ENGINEER OF RECORD AND/OR BOHLER ENGINEERING INCUR AS A RESULT OF SAID FAILURE OR FAILURE TO PRESERVE. 

28. THE CONTRACTOR IS SOLELY RESPONSIBLE FOR ENSURING THAT ALL CONSTRUCTION ACTIVITIES AND MATERIALS COMPLY WITH AND CONFORM TO APPLICABLE FEDERAL, STATE AND LOCAL RULES AND REGULATIONS, LAWS, ORDINANCES, AND CODES, AND ALL APPLICABLE REQUIREMENTS OF THE OCCUPATIONAL SAFETY AND HEALTH

ACT OF 1970, (29 U.S.C. 651 ET SEQ.) AS AMENDED, AND ANY MODIFICATIONS, AMENDMENTS OR REVISIONS TO SAME.

29. THE CONTRACTOR MUST STRICTLY COMPLY WITH THE LATEST AND CURRENT OSHA STANDARDS AND REGULATIONS, AND/OR ANY OTHER AGENCY WITH JURISDICTION OVER EXCAVATION AND TRENCHING PROCEDURES. ENGINEER OF RECORD AND BOHLER ENGINEERING HAS NO RESPONSIBILITY FOR OR AS RELATED TO EXCAVATION AND

TRENCHING PROCEDURES AND WORK. 

30. THE CONTRACTOR AND THE OWNER MUST INSTALL ALL ELEMENTS AND COMPONENTS IN STRICT COMPLIANCE WITH AND IN ACCORDANCE WITH MANUFACTURER'S STANDARDS AND RECOMMENDED INSTALLATION CRITERIA AND SPECIFICATIONS. IF THE CONTRACTOR AND/OR OWNER FAIL TO DO SO, THEY AGREE TO JOINTLY,

INDEPENDENTLY, SEPARATELY, COLLECTIVELY, AND SEVERALLY INDEMNIFY, DEFEND, PROTECT AND HOLD ENGINEER OF RECORD AND/OR BOHLER ENGINEERING PARTIES HARMLESS FOR ALL INJURIES AND DAMAGES THAT ENGINEER SUFFERS AND COSTS THAT ENGINEER INCURS AS A RESULT OF SAID FAILURE.

31. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN AN ON-SITE STORMWATER POLLUTION PREVENTION PLAN (SWPPP) IN COMPLIANCE WITH THE ENVIRONMENTAL PROTECTION AGENCY (EPA) REQUIREMENTS OR LOCAL GOVERNING AGENCY FOR SITES WHERE ONE (1) ACRE OR MORE IS DISTURBED BY CONSTRUCTION ACTIVITIES (UNLESS

THE LOCAL JURISDICTION REQUIRES A DIFFERENT THRESHOLD). THE CONTRACTOR MUST ENSURE THAT ALL ACTIVITIES, INCLUDING THOSE OF ALL SUBCONTRACTORS, ARE IN COMPLIANCE WITH THE SWPPP, INCLUDING BUT NOT LIMITED TO LOGGING ACTIVITIES (MINIMUM ONCE PER WEEK AND AFTER RAINFALL EVENTS) AND CORRECTIVE

MEASURES, AS APPROPRIATE AND FURTHER, THE CONTRACTOR IS SOLELY AND COMPLETELY RESPONSIBLE FOR FAILING TO DO SO. 

32. AS CONTAINED IN THESE DRAWINGS AND ASSOCIATED DOCUMENTS PREPARED BY THE SIGNATORY PROFESSIONAL ENGINEER OF RECORD, THE USE OF THE WORDS 'CERTIFY' OR 'CERTIFICATION' CONSTITUTE(S) AN EXPRESSION ONLY OF PROFESSIONAL OPINION REGARDING THE INFORMATION WHICH IS THE SUBJECT OF THE ENGINEER

OF RECORD'S KNOWLEDGE OR BELIEF AND IN ACCORDANCE WITH COMMON AND ACCEPTED PROCEDURE CONSISTENT WITH THE APPLICABLE STANDARDS OF PRACTICE, AND DOES NOT CONSTITUTE A WARRANTY OR GUARANTEE OF ANY NATURE OR TYPE, EITHER EXPRESSED OR IMPLIED, UNDER ANY CIRCUMSTANCES. 

SCALE: 1" = 200'

SOURCE: NJGIN

REFERENCES

¨BOUNDARY & TOPOGRAPHIC SURVEY:

CLEARPOINT SERVICES, LLC.

    640 HERMAN RD, UNIT 1

JACKSON, NJ 08527

DATED: 11/17/2020

JOB # 20-33112

ELEVATIONS: ASSUMED DATUM

¨ARCHITECTURAL PLAN:

MODE

619 LAKE AVE/ 3RD FLOOR

ASBURY PARK, NJ 07712

DATED: 03/30/21

THE ABOVE REFERENCED DOCUMENTS ARE

INCORPORATED BY REFERENCE AS PART OF THESE

PLANS, HOWEVER, BOHLER ENGINEERING DOES NOT

CERTIFY THE ACCURACY OF THE WORK REFERENCED

OR DERIVED FROM THESE DOCUMENTS, BY OTHERS.

REFERENCES

AERIAL MAP

ZONING TABLE
ZONE: R-1.03 RESIDENTIAL

USE: SINGLE-FAMILY RESIDENTIAL

BLOCK: 12  | LOT(S): 4.02

APPLICANT/ OWNER INFORMATION

APPLICANT:

MS. MARISSA KAPLAN

149 PORTLAND ROAD

BOROUGH OF HIGHLANDS, NJ 07732

BULK REQUIREMENTS

ITEM PERMITTED WITH SLOPE

LOT 4.01 LOT 4.02

EXISTING PROPOSED EXISTING PROPOSED

MIN. LOT SIZE

14,000 SF (0.321 AC)

LOT 4.01: 2,670 SF (0.061 AC)

LOT 4.02: 4,606 SF (0.106 AC)

13,439.36 SF (0.309 AC) (E) 10,058.27 SF (0.231 AC) 24,469.36 SF (0.562 AC) 27,850.45 SF (0.639 AC)

MIN. LOT WIDTH 75' 75' 102.09' 136.47'

35' (E)

136.17'

MIN. DEPTH 200' 200'

132.18' (E)

56.61' 278.13' 186.29'

MIN. FRONT YARD 35' 35'

0.5' (E)

0.5'

N/A (VACANT)

21.33'

MIN. SIDE YARD 8' / 12' 8' / 12' 18.1' / 50.9' 18.1' / 82.3'

N/A (VACANT)

24' / 36.7'

MIN. REAR YARD 25' 25' 90.6' 24.3'

N/A (VACANT)

107.0'

MAX. BUILDING HEIGHT 30' 30' 29.09' NO CHANGE

N/A (VACANT)

26.99'

MAX. BUILDING

COVERAGE

25% 25%

8.64% (1,161.7 SF) 11.55% (1,161.7 SF) N/A (VACANT) 10.30% (2,869.71 SF)

MAX. LOT

COVERAGE

60%

LOT 4.01: 29.02% (2,918.7 SF)

LOT 4.02: 24.60% (6,858.0 SF)

COMBINED: 25.76%(9,765.8 SF)

18.17% (2,442.3 SF) 48.2% (4,850 SF)** 0% (VACANT) 9.9% (2,730 SF)**

MAX. IMPERVIOUS

SURFACE

N/A

LOT 4.01: 1,618.2 SF

LOT 4.02: 3,687.1 SF

COMBINED: 5,298.0 SF

18.17% (2,442.3 SF) (E) 48.2% (4,850 SF)** 0 SF (VACANT) 9.9% (2,730 SF)**

MAX. LOT DISTURBANCE N/A

LOT 4.01: 2,103.6 SF

LOT 4.02: 4,793.2 SF

COMBINED: 6,887.3

N/A
±9,025 SF***

N/A
±10,035 SF***

DISTURBANCE DISTANCE

(TOP/TOE)

15' / 10' N/A N/A >15' / 0' N/A >15' / >10'

 STRUCTURE DISTANCE

(TOP/TOE)

25' / 15' N/A

>25' / 0' (E)

>25' / 0' N/A >25' / >15'

KEY =

(E) EXISTING NON-CONFORMITY

VARIANCE REQUIRED VARIANCE REQUIRED

*THE VERTICAL DISTANCE AS MEASURED FROM THE GRADE PLANE TO THE AVERAGE HEIGHT OF THE HIGHEST ROOF SURFACE.  CHIMNEY, ELEVATOR EQUIPMENT AND MECHANICAL UTILITY

EQUIPMENT AND ANY ASSOCIATED SCREENING OR ENCLOSURES MAY EXCEED THE PERMITTED "BUILDING HEIGHT" BY UP TO TEN (10) FEET, OR UP TO TEN (10%) PERCENT ABOVE THE PERMITTED

BUILDING HEIGHT, WHICHEVER IS LESS. WHERE A DWELLING IS CONSTRUCTED OR RECONSTRUCTED TO PROVIDE THE REQUIRED PARKING UNDER THE STRUCTURE, THE MAXIMUM HEIGHT SHALL

BE INCREASED BY 2 AND ONE-HALF (2 

1

2

) FEET.

** PERVIOUS PAVEMENT IS EXCLUDED FROM LOT COVERAGE AND IMPERVIOUS SURFACE.

*** INCLUDES NEWLY DISTURBED AREAS.

**** EXISTING BUILDING ON LOT 4.01  - ACCESSORY STRUCTURE TO THE PRINCIPAL USE.

NAME DATE

OWNER CERTIFICATION
I CERTIFY THAT I AM THE OWNER OF BLOCK 12 LOT 4.02

AND CONSENT TO THE FILING OF THE APPLICATION.

18

Item 2.
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GRADING NOTES (Rev. 2/2021)

1. THE GENERAL NOTES MUST BE INCLUDED AS PART OF THIS ENTIRE DOCUMENT PACKAGE AND ARE PART OF THE CONTRACT

DOCUMENTS. THE GENERAL NOTES ARE REFERENCED HEREIN, AND THE CONTRACTOR MUST REFER TO THEM AND FULLY

COMPLY WITH THESE NOTES, IN THEIR ENTIRETY. THE CONTRACTOR MUST BE FAMILIAR WITH AND ACKNOWLEDGE FAMILIARITY

WITH ALL OF THE GENERAL NOTES AND ALL OF THE PLANS' SPECIFIC NOTES.

2. SITE GRADING MUST BE PERFORMED IN ACCORDANCE WITH THESE PLANS AND SPECIFICATIONS AND THE RECOMMENDATIONS

SET FORTH IN THE GEOTECHNICAL REPORT AS REFERENCED IN THIS PLAN SET. IF NO GEOTECHNICAL REPORT HAS BEEN

REFERENCED, THE CONTRACTOR MUST HAVE A GEOTECHNICAL ENGINEER PROVIDE WRITTEN SPECIFICATIONS AND

RECOMMENDATIONS PRIOR TO THE CONTRACTOR COMMENCING THE GRADING WORK. THE CONTRACTOR MUST FOLLOW THE

REQUIREMENTS OF ALL MUNICIPAL, COUNTY, STATE, AND FEDERAL LAWS, WHICH HAVE JURISDICTION OVER THIS PROJECT.

3. THE CONTRACTOR IS REQUIRED TO SECURE ALL NECESSARY AND/OR REQUIRED PERMITS AND APPROVALS FOR ALL OFF-SITE

MATERIAL SOURCES AND DISPOSAL FACILITIES. THE CONTRACTOR MUST SUPPLY A COPY OF APPROVALS TO THE ENGINEER OF

RECORD AND THE OWNER PRIOR TO THE CONTRACTOR COMMENCING ANY WORK.

4. THE CONTRACTOR IS FULLY RESPONSIBLE FOR VERIFYING EXISTING TOPOGRAPHIC INFORMATION AND UTILITY INVERT

ELEVATIONS PRIOR TO COMMENCING ANY CONSTRUCTION. SHOULD DISCREPANCIES BETWEEN THE PLANS AND INFORMATION

OBTAINED THROUGH FIELD VERIFICATIONS BE IDENTIFIED OR EXIST, THE CONTRACTOR MUST IMMEDIATELY NOTIFY THE

ENGINEER OF RECORD, IN WRITING.

5. THE CONTRACTOR IS RESPONSIBLE FOR REMOVING AND REPLACING ALL UNSUITABLE MATERIALS WITH SUITABLE MATERIALS

AS SPECIFIED IN THE GEOTECHNICAL REPORT. THE CONTRACTOR MUST COMPACT ALL EXCAVATED OR FILLED AREAS IN STRICT

ACCORDANCE WITH THE GEOTECHNICAL REPORT'S GUIDANCE. MOISTURE CONTENT AT TIME OF PLACEMENT MUST BE

SUBMITTED IN A COMPACTION REPORT PREPARED BY A QUALIFIED GEOTECHNICAL ENGINEER, REGISTERED WITH THE STATE

WHERE THE WORK IS PERFORMED. THIS REPORT MUST VERIFY THAT ALL FILLED AREAS AND SUBGRADE AREAS WITHIN THE

BUILDING PAD AREA AND AREAS TO BE PAVED HAVE BEEN COMPACTED IN ACCORDANCE WITH THESE PLANS, SPECIFICATIONS

AND THE RECOMMENDATIONS SET FORTH IN THE GEOTECHNICAL REPORT AND ALL APPLICABLE REQUIREMENTS, RULES,

STATUTES, LAWS, ORDINANCES AND CODES WHICH ARE IN EFFECT AND WHICH ARE APPLICABLE TO THE PROJECT. SUBBASE

MATERIAL FOR SIDEWALKS, CURB, OR ASPHALT MUST BE FREE OF ORGANICS AND OTHER UNSUITABLE MATERIALS. SHOULD

SUBBASE BE DEEMED UNSUITABLE BY OWNER/DEVELOPER, OR OWNER/DEVELOPER'S REPRESENTATIVE, SUBBASE MUST BE

REMOVED AND FILLED WITH APPROVED FILL MATERIAL, COMPACTED AS THE GEOTECHNICAL REPORT DIRECTS. EARTHWORK

ACTIVITIES INCLUDING, BUT NOT LIMITED TO, EXCAVATION, BACKFILL, AND COMPACTING MUST COMPLY WITH THE

RECOMMENDATIONS IN THE GEOTECHNICAL REPORT AND ALL APPLICABLE REQUIREMENTS, RULES, STATUTES, LAWS,

ORDINANCES AND CODES. EARTHWORK ACTIVITIES MUST COMPLY WITH THE STANDARD STATE DOT SPECIFICATIONS FOR

ROADWAY CONSTRUCTION (LATEST EDITION) AND ANY AMENDMENTS OR REVISIONS THERETO.

6. IN THE EVENT OF A DISCREPANCY(IES) AND/OR A CONFLICT(S) BETWEEN PLANS, OR RELATIVE TO OTHER PLANS, THE GRADING

PLAN TAKES PRECEDENCE AND CONTROLS. THE CONTRACTOR MUST IMMEDIATELY NOTIFY THE ENGINEER OF RECORD, IN

WRITING, OF ANY DISCREPANCY(IES) AND/OR CONFLICT(S).

7. THE CONTRACTOR IS RESPONSIBLE TO IMPORT FILL OR EXPORT EXCESS MATERIAL AS NECESSARY TO CONFORM TO THE

PROPOSED GRADING, AND TO BACKFILL EXCAVATIONS FOR THE INSTALLATION OF UNDERGROUND IMPROVEMENTS.

8. PROPOSED TOP OF CURB ELEVATIONS ARE GENERALLY 6" ABOVE PAVEMENT GRADE UNLESS OTHERWISE NOTED. IT IS THE

CONTRACTOR'S RESPONSIBILITY TO ENSURE THAT THE ENGINEER OF RECORD APPROVES FINAL CURBING CUT SHEETS PRIOR

TO INSTALLING CURBING.

9. THE CONTRACTOR MUST CONFIRM AND ENSURE THAT AS CONSTRUCTED IMPROVEMENTS CREATE THE FOLLOWING MINIMUM

SLOPES (EXCEPT WHERE ADA REQUIREMENTS LIMIT THEM): 1.0% ON ALL CONCRETE SURFACES, 1.5% ON ASPHALT SURFACES,

2% IN LANDSCAPED AREAS AND 0.75% SLOPE AGAINST ALL ISLANDS, GUTTERS, AND CURBS TO PROVIDE POSITIVE DRAINAGE.

10. WHERE RETAINING WALLS (WHETHER OR NOT THEY MEET THE JURISDICTIONAL DEFINITION) ARE IDENTIFIED ON THE PLANS,

TOP AND BOTTOM OF WALL ELEVATIONS (TW & BW) REPRESENT THE PROPOSED FINISHED GRADE AT THE FACE OF WALL AND

DO NOT REPRESENT THE ELEVATION OF THE PROPOSED WALL (INCLUDING THE CAP UNIT OR FOOTING). WALL

FOOTINGS/FOUNDATION ELEVATIONS WHICH ARE NOT IDENTIFIED HEREIN AND ARE TO BE SET/DETERMINED BY THE

CONTRACTOR, MUST BE DETERMINED AND SET BASED UPON FINAL STRUCTURAL DESIGN SHOP DRAWINGS PREPARED BY THE

APPROPRIATE PROFESSIONAL LICENSED IN THE STATE WHERE THE CONSTRUCTION OCCURS. THE CONTRACTOR MUST ENSURE

THAT LICENSED STRUCTURAL ENGINEER DESIGNS ALL WALLS SHOWN HEREON AND THAT PRIOR TO CONSTRUCTION, THE

MUNICIPALITY APPROVES ALL SIGNED AND SEALED SHOP DRAWINGS. FURTHER, THE CONTRACTOR MUST ENSURE THAT

FENCING, GUIDERAIL, UTILITIES, AND OTHER SITE AMENITIES IN THE VICINITY OF THE RETAINING WALL(S), PROPOSED

SCHEMATICALLY IN THESE PLANS, ARE MATERIALLY CONSIDERED AND INCORPORATED INTO THE RETAINING WALL DESIGN (BY

OTHERS).

11. THE CONTRACTOR MUST ENSURE THAT THERE ARE NO UTILITIES INSTALLED ON THE PASSIVE SIDE OF THE RETAINING WALL. NO

EXCAVATION MAY BE PERFORMED ON THE PASSIVE SIDE OF THE RETAINING WALL WITHOUT APPROPRIATELY AND SAFELY

SUPPORTING THE WALL IN ACCORDANCE WITH THE STANDARD OF CARE AND ALL APPLICABLE RULES, REGULATIONS, CODES,

ORDINANCES, LAWS AND STATUTES.

DRAINAGE AND UTILITY NOTES (Rev. 2/2021)

1. THE GENERAL NOTES MUST BE INCLUDED AS PART OF THIS ENTIRE DOCUMENT PACKAGE AND ARE PART OF THE CONTRACT

DOCUMENTS. THE GENERAL NOTES ARE REFERENCED HEREIN, AND THE CONTRACTOR MUST REFER TO THEM AND FULLY

COMPLY WITH THESE NOTES, IN THEIR ENTIRETY. THE CONTRACTOR MUST BE FAMILIAR WITH AND ACKNOWLEDGE FAMILIARITY

WITH ALL OF THE GENERAL NOTES AND ALL OF THE PLANS' SPECIFIC NOTES.

2. LOCATIONS OF ALL EXISTING AND PROPOSED SERVICES ARE APPROXIMATE, AND THE CONTRACTOR MUST INDEPENDENTLY

VERIFY AND CONFIRM THOSE LOCATIONS AND SERVICES WITH LOCAL UTILITY COMPANIES PRIOR TO COMMENCING ANY

CONSTRUCTION OR EXCAVATION. THE CONTRACTOR MUST INDEPENDENTLY VERIFY AND CONFIRM ALL SANITARY CONNECTION

POINTS AND ALL OTHER UTILITY SERVICE CONNECTION POINTS IN THE FIELD, PRIOR TO COMMENCING ANY CONSTRUCTION. THE

CONTRACTOR MUST REPORT ALL DISCREPANCIES, ERRORS AND OMISSIONS IN WRITING, TO THE ENGINEER OF RECORD.

3. THE CONTRACTOR MUST VERTICALLY AND HORIZONTALLY LOCATE ALL UTILITIES AND SERVICES INCLUDING, BUT NOT LIMITED

TO, GAS, WATER, ELECTRIC, SANITARY AND STORM, TELEPHONE, CABLE, FIBER OPTIC CABLE, ETC. WITHIN THE LIMITS OF

DISTURBANCE OR WORK SPACE, WHICHEVER IS GREATER. THE CONTRACTOR MUST USE, REFER TO, AND COMPLY WITH THE

REQUIREMENTS OF THE APPLICABLE UTILITY NOTIFICATION SYSTEM TO LOCATE ALL OF THE UNDERGROUND UTILITIES. THE

CONTRACTOR IS RESPONSIBLE FOR REPAIRING ALL DAMAGE TO ANY EXISTING UTILITIES WHICH OCCUR DURING

CONSTRUCTION, AT NO COST TO THE OWNER AND AT CONTRACTOR'S SOLE COST AND EXPENSE. THE CONTRACTOR MUST BEAR

ALL COSTS ASSOCIATED WITH DAMAGE TO ANY EXISTING UTILITIES WHICH OCCURS DURING CONSTRUCTION. 

4. THE CONTRACTOR MUST FIELD VERIFY THE PROPOSED INTERFACE POINTS (CROSSINGS) WITH EXISTING UNDERGROUND

UTILITIES BY USING A TEST PIT TO CONFIRM EXACT DEPTH, PRIOR TO COMMENCEMENT OF CONSTRUCTION.

5. STORMWATER ROOF DRAIN LOCATIONS ARE BASED ON ARCHITECTURAL PLANS. THE CONTRACTOR IS RESPONSIBLE FOR

VERIFYING LOCATIONS OF SAME BASED UPON FINAL ARCHITECTURAL PLANS. 

6. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATING SITE PLAN DOCUMENTS AND ARCHITECTURAL PLANS FOR EXACT

BUILDING UTILITY CONNECTION LOCATIONS; GREASE TRAP REQUIREMENTS; AND DETAILS, DOOR ACCESS, AND EXTERIOR

GRADING. THE ARCHITECT WILL DETERMINE THE UTILITY SERVICE SIZES. THE CONTRACTOR MUST COORDINATE INSTALLATION

OF UTILITY SERVICES WITH THE INDIVIDUAL COMPANIES TO AVOID CONFLICTS AND TO ENSURE THAT PROPER DEPTHS ARE

ACHIEVED. THE CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT INSTALLATION OF ALL IMPROVEMENTS COMPLIES WITH ALL

UTILITY REQUIREMENTS OF THE APPLICABLE JURISDICTION AND REGULATORY AGENCIES AND ALL OTHER APPLICABLE

REQUIREMENTS, RULES, STATUTES, LAWS, ORDINANCES AND CODES AND, FURTHER, IS RESPONSIBLE FOR COORDINATING THE

UTILITY TIE-INS/CONNECTIONS PRIOR TO CONNECTING TO THE EXISTING UTILITY/SERVICE. WHERE A CONFLICT(S) EXISTS

BETWEEN THESE DOCUMENTS AND THE ARCHITECTURAL PLANS, OR WHERE ARCHITECTURAL PLAN UTILITY CONNECTION

POINTS DIFFER, THE CONTRACTOR MUST IMMEDIATELY NOTIFY THE ENGINEER OF RECORD, IN WRITING, AND PRIOR TO

CONSTRUCTION, MUST RESOLVE SAME.

7. ALL FILL, COMPACTION, AND BACKFILL MATERIALS REQUIRED FOR UTILITY INSTALLATION MUST BE EXACTLY AS PER THE

RECOMMENDATIONS PROVIDED IN THE GEOTECHNICAL REPORT AND THE CONTRACTOR MUST COORDINATE SAME WITH THE

APPLICABLE UTILITY COMPANY SPECIFICATIONS. WHEN THE PROJECT DOES NOT HAVE GEOTECHNICAL RECOMMENDATIONS,

FILL AND COMPACTION MUST COMPLY WITH APPLICABLE REQUIREMENTS AND SPECIFICATIONS. ENGINEER OF RECORD AND

BOHLER ARE NOT RESPONSIBLE FOR DESIGN OF TRENCH BACKFILL OR FOR COMPACTION REQUIREMENTS

8. DURING THE INSTALLATION OF SANITARY, STORM, AND ALL UTILITIES, THE CONTRACTOR MUST MAINTAIN A CONTEMPORANEOUS

AND THOROUGH RECORD OF CONSTRUCTION TO IDENTIFY THE AS-INSTALLED LOCATIONS OF ALL UNDERGROUND

INFRASTRUCTURE. THE CONTRACTOR MUST CAREFULLY NOTE ANY INSTALLATIONS THAT DEVIATE, IN ANY RESPECT, FROM THE

INFORMATION CONTAINED IN THESE PLANS. THIS RECORD MUST BE KEPT ON A CLEAN COPY OF THE APPROPRIATE PLAN(S),

WHICH THE CONTRACTOR MUST PROMPTLY PROVIDE TO THE OWNER IMMEDIATELY UPON THE COMPLETION OF WORK.

9. THE CONTRACTOR MUST ENSURE THAT ALL UTILITY TRENCHES LOCATED IN EXISTING PAVED ROADWAYS INCLUDING SANITARY,

WATER AND STORM SYSTEMS, ARE REPAIRED IN ACCORDANCE WITH REFERENCED MUNICIPAL, COUNTY AND OR STATE DOT

DETAILS AS APPLICABLE. THE CONTRACTOR MUST COORDINATE INSPECTION AND APPROVAL OF COMPLETED WORK WITH THE

AGENCY WITH JURISDICTION OVER SAME.

10. FINAL LOCATIONS OF PROPOSED UTILITY POLES, AND/ OR POLES TO BE RELOCATED ARE AT THE SOLE DISCRETION OF THE

RESPECTIVE UTILITY COMPANY, REGARDLESS OF WHAT THIS PLAN DEPICTS.

11. WATER SERVICE MATERIALS, BURIAL DEPTH, AND COVER REQUIREMENTS MUST BE SPECIFIED BY THE LOCAL UTILITY COMPANY.

THE CONTRACTOR MUST CONTACT THE APPLICABLE MUNICIPALITY TO CONFIRM THE PROPER WATER METER AND VAULT, PRIOR

TO COMMENCING CONSTRUCTION.

12. THE TOPS OF EXISTING MANHOLES, INLET STRUCTURES, AND SANITARY CLEANOUT MUST BE ADJUSTED, AS NECESSARY, TO

MATCH PROPOSED FINISHED GRADES WITH NO TRIPPING OR SAFETY HAZARD IN ACCORDANCE WITH ALL APPLICABLE

STANDARDS, REQUIREMENTS, RULES, STATUTES, LAWS, ORDINANCES AND CODES.

13. THE CONTRACTOR'S PRICE FOR WATER SERVICE MUST INCLUDE ALL FEES, COSTS AND APPURTENANCES REQUIRED BY THE

UTILITY TO PROVIDE FULL AND COMPLETE WORKING SERVICE.

14. SEWERS CONVEYING SANITARY FLOW, COMBINED SANITARY AND STORMWATER FLOW, OR INDUSTRIAL FLOW MUST BE

SEPARATED FROM WATER MAINS BY A DISTANCE OF AT LEAST 10 FEET HORIZONTALLY. IF SUCH LATERAL SEPARATION IS NOT

POSSIBLE, THE PIPES MUST BE IN SEPARATE TRENCHES WITH THE AT LEAST 18 INCHES BELOW THE BOTTOM OF THE WATER

MAIN, OR SUCH OTHER SEPARATION AS APPROVED BY THE GOVERNMENTAL AGENCY WITH JURISDICTION OVER SAME. WHERE

APPROPRIATE SEPARATION FROM A WATER MAIN IS NOT POSSIBLE, THE SEWER MUST BE ENCASED IN CONCRETE, OR

CONSTRUCTED OF DUCTILE IRON PIPE USING MECHANICAL OR SLIP-ON JOINTS FOR A DISTANCE OF AT LEAST 10 FEET ON

EITHER SIDE OF THE CROSSING. IN ADDITION, ONE FULL LENGTH OF SEWER PIPE SHOULD BE LOCATED SO BOTH JOINTS WILL BE

AS FAR FROM THE WATER LINE AS POSSIBLE. WHERE A WATER MAIN CROSSES UNDER A SEWER, ADEQUATE STRUCTURAL

SUPPORT FOR THE SEWER MUST BE PROVIDED.

15. WHEN THESE PLANS INVOLVE MULTIPLE BUILDINGS, SOME OF WHICH MAY BE BUILT AT A LATER DATE, THE CONTRACTOR MUST

EXTEND ALL LINES, INCLUDING BUT NOT LIMITED TO STORM, SANITARY, UTILITIES, AND IRRIGATION LINES, TO A POINT AT LEAST

FIVE (5) FEET BEYOND THE PAVED AREAS FOR WHICH THE CONTRACTOR IS RESPONSIBLE. THE CONTRACTOR MUST CAP ENDS

AS APPROPRIATE, MARK LOCATIONS WITH A 2X4 STAKE, AND MUST NOTE THE LOCATION OF ALL OF THE ABOVE ON A CLEAN

COPY OF THE PLAN, WHICH THE CONTRACTOR MUST PROMPTLY PROVIDE TO THE OWNER IMMEDIATELY UPON THE COMPLETION

OF WORK.

16. STORM AND SANITARY PIPE LENGTHS INDICATED ARE NOMINAL AND ARE MEASURED FROM CENTER OF INLET AND/OR

MANHOLES STRUCTURE TO CENTER OF STRUCTURE.

17. THE CONTRACTOR MUST NOTIFY, IN WRITING, THE MUNICIPAL ENGINEER AND ENGINEER OF RECORD AT LEAST THREE (3)

BUSINESS DAYS PRIOR TO INSTALLATION OF SANITARY COMPONENTS. FAILURE TO HAVE SANITARY INSTALLATION AND TESTING

OBSERVED BY THE DESIGNATED ENGINEER MAY REQUIRE RE-EXCAVATION OF SANITARY LINE, AND RE-TESTING, WHICH WILL BE

DONE AT THE CONTRACTOR'S SOLE COST AND EXPENSE.

18. SEWERS CROSSING STREAMS AND/OR LOCATION WITHIN 10 FEET OF THE STREAM EMBANKMENT, OR WHERE SITE CONDITIONS

SO INDICATE, MUST BE CONSTRUCTED OF REINFORCED CONCRETE, DUCTILE IRON OR OTHER SUITABLE MATERIAL.

19. SANITARY PIPE MUST BE POLYVINYL CHLORIDE (PVC) SDR 35 EXCEPT WHERE CLEARLY INDICATED OTHERWISE.

A. FOR PIPES LESS THAN 12 FEET DEEP: POLYVINYL CHLORIDE (PVC) SDR 35 PER ASTM D3034.

B. FOR PIPES GREATER THAN 12 FEET DEEP: POLYVINYL CHLORIDE (PVC) SDR 26 PER ASTM D3034.

C. SANITARY LATERAL MUST BE PVC SCHEDULE 40 OR PVC SDR 26 UNLESS CLEARLY INDICATED OTHERWISE.

19. UNLESS CLEARLY INDICATED OTHERWISE, ALL STORM PIPES MUST BE REINFORCED CONCRETE PIPES (RCP) CLASS III WITH

SILT/SOIL TIGHT JOINTS. WHEN HIGH-DENSITY POLYETHYLENE PIPE (HDPE) IS CALLED FOR ON THE PLANS, IT MUST CONFORM

TO AASHTO M252 FOR PIPES 4" TO 10" AND TO AASHTO M294 FOR PIPES 12" TO 60" AND TYPE S (SMOOTH INTERIOR WITH

ANGULAR CORRUGATIONS) WITH GASKET FOR SILT/SOIL TIGHT JOINT. PIPE FOR ROOF DRAIN CONNECTION MUST BE HDPE SDR

26 OR PVC SCHEDULE 40 UNLESS INDICATED OTHERWISE. HDPE PIPE JOINT GASKETS MUST BE PROVIDED AND CONFORM TO

ASTM F477.

21. WATER MAIN PIPING MUST BE INSTALLED IN ACCORDANCE WITH THE REQUIREMENTS AND SPECIFICATIONS OF THE LOCAL

WATER COMPANY. IN THE ABSENCE OF SUCH REQUIREMENTS, WATER MAIN PIPING MUST BE CEMENT-LINED DUCTILE IRON (DIP)

MINIMUM CLASS 52 THICKNESS. ALL PIPE AND APPURTENANCES MUST COMPLY WITH THE APPLICABLE AWWA STANDARDS IN

EFFECT AT THE TIME OF APPLICATION.

22. GAS METERS MUST BE PROTECTED BY BOLLARDS AND FENCES IF INSTALLED WITHIN THE EXTERIOR OF THE BUILDING AS

REQUIRED BY THE JURISDICTIONAL GAS PURVEYOR.

WATER SERVICE NOTE (Rev. 1/2020)

CONTRACTOR TO LOCATE AND UTILIZE EXISTING WATER SERVICE  CONNECTION IF FEASIBLE. OTHERWISE REMOVE EXISTING WATER

SERVICE LINE AND CAP AT MAIN IN R.O.W. IN ACCORDANCE W/ LOCAL WATER COMPANY REQUIREMENTS. TERMINATION AT THE MAIN

MUST BE APPROVED BY LOCAL WATER COMPANY PRIOR TO COMPLETION. IF EXISTING WATER SERVICE CAN NOT BE UTILIZED THE

NEW SERVICE IS  TO BE COORDINATED AND VERIFIED FOR LOCATION W/ WATER COMPANY. CONTRACTOR  MUST OBTAIN ALL

REQUIRED STREET OPENING PERMITS FOR REMOVAL OF EXISTING SERVICE AND INSTALLATION OF NEW SERVICE.

SANITARY SEWER SERVICE NOTE (Rev. 1/2020)

CONTRACTOR TO LOCATE AND UTILIZE EXISTING  SEWER SERVICE CONNECTION IF FEASIBLE. OTHERWISE REMOVE EXISTING SEWER

SERVICE LINE CAP AT MAIN IN R.O.W. IN ACCORDANCE W/LOCAL SEWER  AUTHORITY REQUIREMENTS. TERMINATION AT THE MAIN

MUST BE APPROVED BY LOCAL SEWER AUTHORITY PRIOR TO COMPLETION. IF EXISTING SEWER SERVICE  CAN NOT BE UTILIZED

THEN THE NEW SERVICE IS TO BE COORDINATED AND  VERIFIED FOR LOCATION W/SEWER AUTHORITY. CONTRACTOR SHALL OBTAIN

ALL  REQUIRED STREET OPENING PERMITS FOR REMOVAL OF EXISTING SERVICE AND  INSTALLATION OF NEW SERVICE.

GAS SERVICE NOTE (Rev. 1/2020)

CONTRACTOR TO LOCATE AND UTILIZE EXISTING GAS SERVICE  CONNECTION IF FEASIBLE. OTHERWISE REMOVE EXISTING GAS

SERVICE LINE AND CAP AT  MAIN IN R.O.W. IN ACCORDANCE W/ LOCAL GAS COMPANY REQUIREMENTS. TERMINATION  AT THE MAIN

MUST BE APPROVED BY LOCAL GAS COMPANY PRIOR TO COMPLETION. ANY  NEW SERVICE IS TO BE COORDINATED AND VERIFIED

FOR LOCATION W/ GAS COMPANY. CONTRACTOR SHALL OBTAIN ALL REQUIRED STREET OPENING PERMITS FOR REMOVAL OF

EXISTING SERVICE AND INSTALLATION OF NEW SERVICE.

BUILDING HEIGHT CALCULATION

DISTANCE * GRADE = 81.8*134. 5+ 8.4*134.5 + 33.5*124.5 + 66.3*115 + 17.5*115.5 + 24.8*124.5

DISTANCE * GRADE = 29,036.0

BUILDING PERIMETER = 81.8+ 8.4 + 33.5 + 66.3 + 17.5 + 24.8

BUILDING PERMIETER = 232.30

AVERAGE GRADE PLANE = 29,036.0/232.3

AVERAGE GRADE PLANE = 124.99

BOTTOM OF ROOF EVE ELEVATION = 145.67

HIGHEST POINT OF ROOF ELEVATION = 158.30

AVERAGE ROOF HEIGHT ELEVATION = 151.98

BUILDING HEIGHT = 151.98 - 124.99

BUILDING HEIGHT = 26.99'

DRAINAGE NARRATIVE

THE PRE EXISTING SITE CONSISTING OF LOTS 4.01 & 4.02 IS PRIMARILY A SLOPED AREA THAT STARTS IMMEDIATELY WEST OF

PORTLAND ROAD AND SLOPES UPWARD AT APPROXIMATELY 25%. THE SLOPED AREA CONTINUES THOUGH BOTH LOTS AND BEYOND,

INCREASING TO APPROXIMATELY 30% AT THE SOUTHWEST CORNER OF LOT 4.02.

A DRAINAGE ANALYSIS HAS BEEN PERFORMED USING THE RATIONAL METHOD FOR THE SITE AND IS INCLUDED BELOW. THE SOILS

FOR THE SITE ARE CLASSIFIED AS PHALANX LOAMY SAND FROM THE WEB SOIL SURVEY, WHICH IS A HYDROLOGIC SOIL GROUP A

SOIL. A 25-YEAR INTENSITY VALUE OF 6.38 INCHES PER HOUR BASED ON THE LATEST NOAA ATLAS 14 DATA FOR THE SUBJECT SITE.

QE = C I A

QE = (0.38) (6.38) (0.82) + (0.99) (6.38) (0.05)

QE = 2.31 CFS

QP = C I A

QP = (0.38) (6.38) (0.68) + (0.99) (6.38) (0.19)

QP = 2.85 CFS

IN ACCORDANCE WITH THE TABLE 21-1 CRITERIA OF THE NJ STANDARDS FOR SOIL EROSION AND SEDIMENT CONTROL, THE MAXIMUM

DISCHARGE IS LESS THAT 10 CFS FOR THE 25-YEAR STORM, MULTIPLE OUTLETS HAVE BEEN USED IN THE FORM OF ROOF LEADERS

TO REDUCE INDIVIDUAL OUTLET FLOWS, THE FLOW FROM EACH OUTLET AREA IS LESS THAN 0.5 CFS, THE DRIVEWAY IS SHAPED IN A

WAY THAT WILL REDUCE THE VELOCITY OF THE STORMWATER RUNOFF ASSOCIATED WIHT IT, AND THE SLOPE TERMINATES AT AN

EXISTING ROADWAY, THUS PROVIDING OFF-SITE STABILITY.

THEREFORE DOWNSTREAM STABILITY IS ACHIEVED IN THE CURRENT DESIGN AND THE DESIGN WILL NOT HAVE ANY DETRIMENTAL

IMPACTS TO AREAS OUTSIDE OF THE LIMIT OF DISTURBANCE.
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GENERAL NOTES

1. ALL WOOD FRAMING MATERIAL SHALL BE NO.2, KILN DRY, OF ANY SPECIES 
GRADED UNDER WESTERN WOOD PRODUCTS ASSOCATION (WWPA).  ALL 
WOOD BELOW BASE FLOO ELEVATION (BFE) SHALL BE PRESERVATIVE 
TREATED.

2. GLUE-LAMINATED BEAMS SHALL BE GEORGIA-PACIFIC 2.0E OR 1.8E 
LAMINATED VENEER LUMBER (LVL) OR PARALLEL STRAND LUMBER (PSL) 
BEAMS.  INSTALL IN STRICT ACCORDANCE WITH MANUFACTURER'S 
INSTRUCTIONS AND RECOMMENDATIONS.

3. WOOD FRAMING AND CONNECTIONS SHALL BE INSTALLED IN ACCORDANCE 
WITH METHODS OUTLINED IN THE WOOD FRAMED CONSTRUCTION MANUAL.

4. ALL CONCRETE SHALL BE MANUFACTURED AND INSTALLED IN ACCORDANCE 
WITH STANDARD PROVIDED ASTM C94.  EXTERIOR SLABS ON GRADE SHALL 
MEET A COMPRESSIVE STRENGTH OF 4500 PSI WITH A MAXIMUM WATER-
CEMENTITIOUS RATIO OF .45 AND 6% AIR ENTRAINMENT.  INTERIOR SLABS 
ON GRADE AND STRUCTURAL CONCRETE SHALL MEET A COMPRESSIVE 
STRENGTH OF 3000 PSI WITH A MAXIMUM WATER-CEMENTITIOUS RATIO 
OF .55 AND 6% AIR ENTRAINMENT.

5. ALL DECORATIVE ELEMENTS AND FINISHES ARE TO BE SELECTED BY 
OWNER.  VERIFY WITH OWNER BEFORE ORDERING AND INSTALLATION, TYP. 
FOR ENTIRE PROJECT.

6. DOUBLE UP ALL FLOOR JOISTS OR PROVIDE SOLID BLOCKING BETWEEN ALL 
JOISTS BELOW ALL BEARING WALLS, TUBS, AND APPLIANCES.

7. PLUMBING CONTRACTOR TO PROVIDE WASTE AND SUPPLY WATER LINES 
AND GAS DIAGRAMS TO BUILDING DEPARTMENT FOR APPROVAL.

8. ALL WINDOWS TO HAVE 7' - 0" HEAD HEIGHT TO ALIGN WITH EXTERIOR 
DOORS, EXCEPT TRANSOM WINDOWS.

9. ALL DIMENSIONS ARE TO FACE OF CMU, FACE OF CONCRETE, OR FACE OF 
STUD, UNLESS NOTED OTHERWISE.

10. WHEN NOTED AS "ALIGN," FACE OF FINISHES ARE TO ALIGN.

11. INSTALL ICE AND WATER SHIELD AT ALL ROOFS WITH A ROOF SLOPE LESS 
THAN 4:12

WALL LEGEND

CONCRETE WALLS
REFER TO STRUCTURAL PLANS FOR MORE INFORMATION

NEW STUD WALLS
2X4 WOOD STUDS (2X6 EXTERIOR) @ 16" O.C. WITH 1/2" GYP BD 
AT EACH SIDE
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POCKET DOORS

LAUNDRY CHUTE

16/0x8/0

HB
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ALIGN

A
L
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1 1

FUTURE 
ELEV.

GARAGE

FOYER

PREFABRICATED 54" WIDE WOOD 
STAIRS, 8 1/4" RISE (MAX) 10" 
TREADS (MIN). TREADS TO MATCH 
FLOORING.  REFER TO .SP-100

CONTINUOUS 36" HIGH RAILING 
MODERN RAILING SYSTEM WITH 
WOOD CAP AND BLACK ALUMINUM 
3/4" ROUND BALUSTERS WITH 
LESS THAN 4" SPACING

CUSTOM MILLWORK 
STORAGE CUBBIES

TIMBERLANE 309 CARRIAGE COLLECTION 
GARAGE DOOR WITH HERRINGBONE PANEL 
DESIGN AND 3 LITE SQ WINDOW PATTERN

PVC DECORATIVE COLUMN COVER 
OVER STRUCTURAL POST, (TYP.)

VENT DRYER TO EXTERIOR. 
PAN UNDER WASHER

(6" CONCRETE SLAB OVER 6 MIL VAPOR 
BARRIER OVER 4" GRAVEL BED OVER 

COMPACTED SOIL, SLOPED TOWARDS DOOR)

PARTITIONS BETWEEN GARAGE AND 
CEILING UNDER HABITABLE SPACE TO 
BE 1-HOUR FIRE RATED.  PROVIDE 5/8" 

TYPE 'X' OR 1/2" TYPE 'C' GYPSUM 
BOARD (PER FTO-13)

1-HOUR FIRE RATED DOOR BETWEEN 
GARAGE AND RESIDENCE

54" WIDE P.T. WOOD STEP INTO 
HOUSE. REF .SP-100

1
/8

"

(FLOORING AS SELECTED BY OWNER)

(FLOORING AS 
SELECTED BY OWNER)

(TILE)

(FLOORING AS 
SELECTED BY 

OWNER)

LINE OF OPEN SHELVING ABOVE

ALL BATHROOM FIXTURES 
AND FINISHES TO BE 
SELECTED BY OWNER, (TYP.)
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Planning Submission 10/19/2021

1/4" = 1'-0"
1

GROUND LEVEL PLAN

WINDOW SCHEDULE (GROUND LEVEL)

Type Mark Window Type Model

1 Ultimate Casement Narrow Frame UCANF3044

1 Ultimate Casement Narrow Frame UCANF3044
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WALL LEGEND

CONCRETE WALLS
REFER TO STRUCTURAL PLANS FOR MORE INFORMATION

NEW STUD WALLS
2X4 WOOD STUDS (2X6 EXTERIOR) @ 16" O.C. WITH 1/2" GYP BD 
AT EACH SIDE
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CUSTOM MILLWORK STORAGE 
CABINETS ALONG WALL

2
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FAUX BEAM ABOVE

FAUX BEAM ABOVE

VENTLESS GAS FIREPLACE AS 
SELECTED BY OWNER, WITH 
WOOD MANTLE ABOVE

4

5

(2
)2

/0
x
2
/0

LITTER BOXES HIDDEN IN WALL.  
DOORS TO HAVE SMALL 
OPENING FOR CAT ACCESS -
VERIFY OPENING WITH OWNER

FUTURE 
ELEV.

PREFABRICATED 54" WIDE WOOD 
STAIRS, 8 1/4" RISE (MAX) 10" 
TREADS (MIN). TREADS TO MATCH 
FLOORING. REFER TO .SP-100

DECK

CONTINUOUS 36" HIGH RAILING 
MODERN RAILING SYSTEM WITH 
WOOD CAP AND BLACK ALUMINUM 
3/4" ROUND BALUSTERS WITH 
LESS THAN 4" SPACING

FREESTANDING TUB

ALIGN TRANSOM WINDOW HEAD 
WITH TRANSOM WINDOW 
ABOVE FREESTANDING TUB

ATLANTIS CABLE RAILING WITH 
WOOD POSTS AND WOOD CAP

ATLANTIS CABLE RAILING WITH 
WOOD POSTS AND WOOD CAP

EGRESS

W
IN

D
O

W
 S

E
A

T

EGRESS

E
G

R
E

S
S

A
L
IG

N

B
U

IL
T
-I
N

S

(FLOORING AS SELECTED BY OWNER)

(FLOORING AS SELECTED BY OWNER)

(FLOORING AS SELECTED BY OWNER)

(FLOORING AS 
SELECTED BY OWNER)

(TILE)

(TILE)

2 SHOWER HEADS IN WALK-IN 
SHOWER

ALL BATHROOM FIXTURES 
AND FINISHES TO BE 
SELECTED BY OWNER, (TYP.)

ALL BATHROOM FIXTURES AND 
FINISHES TO BE SELECTED BY 
OWNER, (TYP.)

GENERAL NOTES

1. ALL WOOD FRAMING MATERIAL SHALL BE NO.2, KILN DRY, OF ANY SPECIES 
GRADED UNDER WESTERN WOOD PRODUCTS ASSOCATION (WWPA).  ALL 
WOOD BELOW BASE FLOO ELEVATION (BFE) SHALL BE PRESERVATIVE 
TREATED.

2. GLUE-LAMINATED BEAMS SHALL BE GEORGIA-PACIFIC 2.0E OR 1.8E 
LAMINATED VENEER LUMBER (LVL) OR PARALLEL STRAND LUMBER (PSL) 
BEAMS.  INSTALL IN STRICT ACCORDANCE WITH MANUFACTURER'S 
INSTRUCTIONS AND RECOMMENDATIONS.

3. WOOD FRAMING AND CONNECTIONS SHALL BE INSTALLED IN ACCORDANCE 
WITH METHODS OUTLINED IN THE WOOD FRAMED CONSTRUCTION MANUAL.

4. ALL CONCRETE SHALL BE MANUFACTURED AND INSTALLED IN ACCORDANCE 
WITH STANDARD PROVIDED ASTM C94.  EXTERIOR SLABS ON GRADE SHALL 
MEET A COMPRESSIVE STRENGTH OF 4500 PSI WITH A MAXIMUM WATER-
CEMENTITIOUS RATIO OF .45 AND 6% AIR ENTRAINMENT.  INTERIOR SLABS 
ON GRADE AND STRUCTURAL CONCRETE SHALL MEET A COMPRESSIVE 
STRENGTH OF 3000 PSI WITH A MAXIMUM WATER-CEMENTITIOUS RATIO 
OF .55 AND 6% AIR ENTRAINMENT.

5. ALL DECORATIVE ELEMENTS AND FINISHES ARE TO BE SELECTED BY 
OWNER.  VERIFY WITH OWNER BEFORE ORDERING AND INSTALLATION, TYP. 
FOR ENTIRE PROJECT.

6. DOUBLE UP ALL FLOOR JOISTS OR PROVIDE SOLID BLOCKING BETWEEN ALL 
JOISTS BELOW ALL BEARING WALLS, TUBS, AND APPLIANCES.

7. PLUMBING CONTRACTOR TO PROVIDE WASTE AND SUPPLY WATER LINES 
AND GAS DIAGRAMS TO BUILDING DEPARTMENT FOR APPROVAL.

8. ALL WINDOWS TO HAVE 7' - 0" HEAD HEIGHT TO ALIGN WITH EXTERIOR 
DOORS, EXCEPT TRANSOM WINDOWS.

9. ALL DIMENSIONS ARE TO FACE OF CMU, FACE OF CONCRETE, OR FACE OF 
STUD, UNLESS NOTED OTHERWISE.

10. WHEN NOTED AS "ALIGN," FACE OF FINISHES ARE TO ALIGN.

11. INSTALL ICE AND WATER SHIELD AT ALL ROOFS WITH A ROOF SLOPE LESS 
THAN 4:12
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Planning Submission 10/19/2021

1/4" = 1'-0"
1

LEVEL 1 PLAN

WINDOW SCHEDULE (LEVEL 1)

Type Mark Window Type Model Comments

2 Ultimate Casement Narrow Frame UCANF3254 2 MULLED UNITS

4 Ultimate Casement Narrow Frame Picture UCANFP3664

4 Ultimate Casement Narrow Frame Picture UCANFP3664

4 Ultimate Casement Narrow Frame Picture UCANFP3664

5 Ultimate Casement Narrow Frame UCANF3044 3 MULLED UNITS

6 Ultimate Awning UAWN4036 3 MULLED UNITS

7 Ultimate Awning UAWN3024 2 MULLED UNITS

10 Ultimate Casement Narrow Frame UCANF2854

10 Ultimate Casement Narrow Frame UCANF2854

10 Ultimate Casement Narrow Frame UCANF2854

21

Item 2.



DN

DW

4
2
"

O
V

E
N

U.C.
Refr.

U.C.
Refr.

UP

WALL LEGEND

CONCRETE WALLS
REFER TO STRUCTURAL PLANS FOR MORE INFORMATION

NEW STUD WALLS
2X4 WOOD STUDS (2X6 EXTERIOR) @ 16" O.C. WITH 1/2" GYP BD 
AT EACH SIDE
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LINE OF OPEN SHELVING ABOVE

LINE OF OPEN 
SHELVING ABOVE

3/0x7/0

3/0x8/0

PREFABRICATED 54" WIDE WOOD 
STAIRS, 8 1/4" RISE (MAX) 10" 
TREADS (MIN). TREADS TO MATCH 
FLOORING. REFER TO .SP-100

CONTINUOUS 36" HIGH RAILING 
MODERN RAILING SYSTEM WITH 
WOOD CAP AND BLACK ALUMINUM 
3/4" ROUND BALUSTERS WITH 
LESS THAN 4" SPACING

TIMBERTECH IMPRESSION RAIL 
EXPRESS GLASS RAILING WITH BLACK 
POSTS AND WOOD DRINK RAIL TOP

STANDING SEAM METAL ROOFING 
SYSTEM, SLATE GRAY

LINE OF OPEN SHELVING ABOVE

LINE OF UPPER CABINETS. 
PROVIDE 2x6 WOOD BLOCKING 
AT ALL UPPER AND LOWER 
CABINETS, (TYP.)

GAS RANGE WITH STONE 
HEARTH SURROUND AND 
EXHAUST HOOD, VENT TO 
EXTERIOR

OUTDOOR SHOWER.  REFER TO 
LANDSCAPE PLANS FOR MORE INFO

BUILT-INS

BUILT-INS

ALL BATHROOM 
FIXTURES AND FINISHES 
TO BE SELECTED BY 
OWNER, (TYP.)

(FLOORING AS SELECTED BY OWNER)

(FLOORING AS SELECTED BY OWNER)
(FLOORING AS SELECTED BY OWNER) (FLOORING AS SELECTED BY OWNER)

(FLOORING AS 
SELECTED BY OWNER)

(FLOORING AS 
SELECTED BY 

OWNER)

(FLOORING AS 
SELECTED BY 

OWNER)

GENERAL NOTES

1. ALL WOOD FRAMING MATERIAL SHALL BE NO.2, KILN DRY, OF ANY SPECIES 
GRADED UNDER WESTERN WOOD PRODUCTS ASSOCATION (WWPA).  ALL 
WOOD BELOW BASE FLOO ELEVATION (BFE) SHALL BE PRESERVATIVE 
TREATED.

2. GLUE-LAMINATED BEAMS SHALL BE GEORGIA-PACIFIC 2.0E OR 1.8E 
LAMINATED VENEER LUMBER (LVL) OR PARALLEL STRAND LUMBER (PSL) 
BEAMS.  INSTALL IN STRICT ACCORDANCE WITH MANUFACTURER'S 
INSTRUCTIONS AND RECOMMENDATIONS.

3. WOOD FRAMING AND CONNECTIONS SHALL BE INSTALLED IN ACCORDANCE 
WITH METHODS OUTLINED IN THE WOOD FRAMED CONSTRUCTION MANUAL.

4. ALL CONCRETE SHALL BE MANUFACTURED AND INSTALLED IN ACCORDANCE 
WITH STANDARD PROVIDED ASTM C94.  EXTERIOR SLABS ON GRADE SHALL 
MEET A COMPRESSIVE STRENGTH OF 4500 PSI WITH A MAXIMUM WATER-
CEMENTITIOUS RATIO OF .45 AND 6% AIR ENTRAINMENT.  INTERIOR SLABS 
ON GRADE AND STRUCTURAL CONCRETE SHALL MEET A COMPRESSIVE 
STRENGTH OF 3000 PSI WITH A MAXIMUM WATER-CEMENTITIOUS RATIO 
OF .55 AND 6% AIR ENTRAINMENT.

5. ALL DECORATIVE ELEMENTS AND FINISHES ARE TO BE SELECTED BY 
OWNER.  VERIFY WITH OWNER BEFORE ORDERING AND INSTALLATION, TYP. 
FOR ENTIRE PROJECT.

6. DOUBLE UP ALL FLOOR JOISTS OR PROVIDE SOLID BLOCKING BETWEEN ALL 
JOISTS BELOW ALL BEARING WALLS, TUBS, AND APPLIANCES.

7. PLUMBING CONTRACTOR TO PROVIDE WASTE AND SUPPLY WATER LINES 
AND GAS DIAGRAMS TO BUILDING DEPARTMENT FOR APPROVAL.

8. ALL WINDOWS TO HAVE 7' - 0" HEAD HEIGHT TO ALIGN WITH EXTERIOR 
DOORS, EXCEPT TRANSOM WINDOWS.

9. ALL DIMENSIONS ARE TO FACE OF CMU, FACE OF CONCRETE, OR FACE OF 
STUD, UNLESS NOTED OTHERWISE.

10. WHEN NOTED AS "ALIGN," FACE OF FINISHES ARE TO ALIGN.

11. INSTALL ICE AND WATER SHIELD AT ALL ROOFS WITH A ROOF SLOPE LESS 
THAN 4:12
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Planning Submission 10/19/2021

1/4" = 1'-0"
1

LEVEL 2 PLAN

WINDOW SCHEDULE (LEVEL 2)

Type Mark Window Type Model Comments

8 Ultimate Casement Narrow Frame Picture UCANFP3664

8 Ultimate Casement Narrow Frame Picture UCANFP3664

8 Ultimate Casement Narrow Frame Picture UCANFP3664

8 Ultimate Casement Narrow Frame Picture UCANFP3664

8 Ultimate Casement Narrow Frame Picture UCANFP3664

8 Ultimate Casement Narrow Frame Picture UCANFP3664

8 Ultimate Casement Narrow Frame Picture UCANFP3664

9 Ultimate Casement Narrow Frame UCANF2854 2 MULLED UNITS

10 Ultimate Casement Narrow Frame UCANF2854

10 Ultimate Casement Narrow Frame UCANF2854

11 Ultimate Casement Narrow Frame UCANF3654 2 MULLED UNITS

12 Ultimate Casement Narrow Frame Picture UCANFP4084

12 Ultimate Casement Narrow Frame Picture UCANFP4084

12 Ultimate Casement Narrow Frame Picture UCANFP4084

12 Ultimate Casement Narrow Frame Picture UCANFP4084

12 Ultimate Casement Narrow Frame Picture UCANFP4084

13 Ultimate Casement Narrow Frame UCANF2844

13 Ultimate Casement Narrow Frame UCANF2844

13 Ultimate Casement Narrow Frame UCANF2844

14 Ultimate Casement Narrow Frame UCANF2844 5 MULLED UNITS
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WALL LEGEND

CONCRETE WALLS
REFER TO STRUCTURAL PLANS FOR MORE INFORMATION

NEW STUD WALLS
2X4 WOOD STUDS (2X6 EXTERIOR) @ 16" O.C. WITH 1/2" GYP BD 
AT EACH SIDE
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STANDING SEAM METAL ROOFING 
SYSTEM, SLATE GRAY

TIMBERTECH IMPRESSION RAIL EXPRESS 
GLASS RAILING WITH BLACK POSTS AND 
WOOD DRINK RAIL TOP

A
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N

GENERAL NOTES

1. ALL WOOD FRAMING MATERIAL SHALL BE NO.2, KILN DRY, OF ANY SPECIES 
GRADED UNDER WESTERN WOOD PRODUCTS ASSOCATION (WWPA).  ALL 
WOOD BELOW BASE FLOO ELEVATION (BFE) SHALL BE PRESERVATIVE 
TREATED.

2. GLUE-LAMINATED BEAMS SHALL BE GEORGIA-PACIFIC 2.0E OR 1.8E 
LAMINATED VENEER LUMBER (LVL) OR PARALLEL STRAND LUMBER (PSL) 
BEAMS.  INSTALL IN STRICT ACCORDANCE WITH MANUFACTURER'S 
INSTRUCTIONS AND RECOMMENDATIONS.

3. WOOD FRAMING AND CONNECTIONS SHALL BE INSTALLED IN ACCORDANCE 
WITH METHODS OUTLINED IN THE WOOD FRAMED CONSTRUCTION MANUAL.

4. ALL CONCRETE SHALL BE MANUFACTURED AND INSTALLED IN ACCORDANCE 
WITH STANDARD PROVIDED ASTM C94.  EXTERIOR SLABS ON GRADE SHALL 
MEET A COMPRESSIVE STRENGTH OF 4500 PSI WITH A MAXIMUM WATER-
CEMENTITIOUS RATIO OF .45 AND 6% AIR ENTRAINMENT.  INTERIOR SLABS 
ON GRADE AND STRUCTURAL CONCRETE SHALL MEET A COMPRESSIVE 
STRENGTH OF 3000 PSI WITH A MAXIMUM WATER-CEMENTITIOUS RATIO 
OF .55 AND 6% AIR ENTRAINMENT.

5. ALL DECORATIVE ELEMENTS AND FINISHES ARE TO BE SELECTED BY 
OWNER.  VERIFY WITH OWNER BEFORE ORDERING AND INSTALLATION, TYP. 
FOR ENTIRE PROJECT.

6. DOUBLE UP ALL FLOOR JOISTS OR PROVIDE SOLID BLOCKING BETWEEN ALL 
JOISTS BELOW ALL BEARING WALLS, TUBS, AND APPLIANCES.

7. PLUMBING CONTRACTOR TO PROVIDE WASTE AND SUPPLY WATER LINES 
AND GAS DIAGRAMS TO BUILDING DEPARTMENT FOR APPROVAL.

8. ALL WINDOWS TO HAVE 7' - 0" HEAD HEIGHT TO ALIGN WITH EXTERIOR 
DOORS, EXCEPT TRANSOM WINDOWS.

9. ALL DIMENSIONS ARE TO FACE OF CMU, FACE OF CONCRETE, OR FACE OF 
STUD, UNLESS NOTED OTHERWISE.

10. WHEN NOTED AS "ALIGN," FACE OF FINISHES ARE TO ALIGN.

11. INSTALL ICE AND WATER SHIELD AT ALL ROOFS WITH A ROOF SLOPE LESS 
THAN 4:12
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ROOF DECK PLAN

WINDOW SCHEDULE (DORMERS)

Type Mark Window Type Model Comments

15 WUCAFCIR3950 Wood Ultimate Casement
Round Top

16 Ultimate Awning Narrow Frame UAWNNF2424

16 Ultimate Awning Narrow Frame UAWNNF2424
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23

Item 2.



A200

1

A200 2

A201

1

A2012
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STANDING SEAM METAL ROOFING 
SYSTEM, SLATE GRAY

TIMBERLINE HDZ ARCHITECTURAL 
SHINGLE ROOF, OYSTER GRAY, 
(TYP., U.N.O.)

24" CONTINUOUS ICE AND WATER 
SHIELD AT ALL VALLEYS, EAVES, 
AND RIDGES, (TYP.)

RIDGE VENT, (TYP.)

WALL LEGEND

CONCRETE WALLS
REFER TO STRUCTURAL PLANS FOR MORE INFORMATION

NEW STUD WALLS
2X4 WOOD STUDS (2X6 EXTERIOR) @ 16" O.C. WITH 1/2" GYP BD 
AT EACH SIDE

GENERAL NOTES

1. ALL WOOD FRAMING MATERIAL SHALL BE NO.2, KILN DRY, OF ANY SPECIES 
GRADED UNDER WESTERN WOOD PRODUCTS ASSOCATION (WWPA).  ALL 
WOOD BELOW BASE FLOO ELEVATION (BFE) SHALL BE PRESERVATIVE 
TREATED.

2. GLUE-LAMINATED BEAMS SHALL BE GEORGIA-PACIFIC 2.0E OR 1.8E 
LAMINATED VENEER LUMBER (LVL) OR PARALLEL STRAND LUMBER (PSL) 
BEAMS.  INSTALL IN STRICT ACCORDANCE WITH MANUFACTURER'S 
INSTRUCTIONS AND RECOMMENDATIONS.

3. WOOD FRAMING AND CONNECTIONS SHALL BE INSTALLED IN ACCORDANCE 
WITH METHODS OUTLINED IN THE WOOD FRAMED CONSTRUCTION MANUAL.

4. ALL CONCRETE SHALL BE MANUFACTURED AND INSTALLED IN ACCORDANCE 
WITH STANDARD PROVIDED ASTM C94.  EXTERIOR SLABS ON GRADE SHALL 
MEET A COMPRESSIVE STRENGTH OF 4500 PSI WITH A MAXIMUM WATER-
CEMENTITIOUS RATIO OF .45 AND 6% AIR ENTRAINMENT.  INTERIOR SLABS 
ON GRADE AND STRUCTURAL CONCRETE SHALL MEET A COMPRESSIVE 
STRENGTH OF 3000 PSI WITH A MAXIMUM WATER-CEMENTITIOUS RATIO 
OF .55 AND 6% AIR ENTRAINMENT.

5. ALL DECORATIVE ELEMENTS AND FINISHES ARE TO BE SELECTED BY 
OWNER.  VERIFY WITH OWNER BEFORE ORDERING AND INSTALLATION, TYP. 
FOR ENTIRE PROJECT.

6. DOUBLE UP ALL FLOOR JOISTS OR PROVIDE SOLID BLOCKING BETWEEN ALL 
JOISTS BELOW ALL BEARING WALLS, TUBS, AND APPLIANCES.

7. PLUMBING CONTRACTOR TO PROVIDE WASTE AND SUPPLY WATER LINES 
AND GAS DIAGRAMS TO BUILDING DEPARTMENT FOR APPROVAL.

8. ALL WINDOWS TO HAVE 7' - 0" HEAD HEIGHT TO ALIGN WITH EXTERIOR 
DOORS, EXCEPT TRANSOM WINDOWS.

9. ALL DIMENSIONS ARE TO FACE OF CMU, FACE OF CONCRETE, OR FACE OF 
STUD, UNLESS NOTED OTHERWISE.

10. WHEN NOTED AS "ALIGN," FACE OF FINISHES ARE TO ALIGN.

11. INSTALL ICE AND WATER SHIELD AT ALL ROOFS WITH A ROOF SLOPE LESS 
THAN 4:12

CHECKED BY: DRAWN BY:

DRAWING TITLE:

DRAWING No.

SCALE:

ENGINEER

SIGNATURE

ARCHITECT & ENGINEER

SEAL DATE

SIGNATURE & SEAL BOX

REVISIONS / ISSUES DATE

O
W

N
E

R

P
R

O
J
E

C
T

L
O

C
A

T
IO

N

No.

DMCDMC

DANIEL M. CONDATORE, RA
619 LAKE AVE/ 3RD FLOOR
ASBURY PARK, NJ 07712
NJ LICENSE #21AI0798000
t: 732 800 1958
e: dcondatore@mode-arch.com

m
Monmouth Ocean Design Experts
ode

A104

FLOOR PLANS

1
4
9
 P

O
R

T
L
A

N
D

 R
O

A
D

H
IG

H
L
A

N
D

S
, 
N

E
W

 J
E

R
S

E
Y

 0
7
7
3
2

B
L
O

C
K

: 
1
2
, 
L
O

T
: 
4
.0

2

N
E

W
 P

R
IV

A
T
E

 R
E

S
ID

E
N

C
E

~
 K

A
P

L
A

N
 R

E
S

ID
E

N
C

E
 ~

Planning Submission 10/19/2021

1/4" = 1'-0"
1

ROOF PLAN

24

Item 2.



GROUND LEVEL
0' - 0"

LEVEL 1
10' - 0"

LEVEL 2
20' - 0"

GRADE
-1' - 0"

RIDGE
42' - 5 1/2"

ROOF DECK
31' - 0"

10 10

10 10

11

4 4

1 1

5
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16 1615

HARDIE TRIM BOARD SIDING WITH SMOOTH BATTEN 
BOARDS SPACED 18" APART, IRON GRAY, (TYP.)

HARDIE TRIM BOARD SIDING WITH SMOOTH BATTEN 
BOARDS SPACED 18" APART, IRON GRAY, (TYP.)

HARDIE TRIM BOARD ACCENT SIDING, ARCTIC 
WHITE, (TYP.)

HARDIE PLANK LAP SIDING, ARCTIC 
WHITE, CONTEMPORARY, (TYP.)

MARVIN ULTIMATE NARROW FRAME WINDOWS, 
BLACK, REFER TO PLANS AND SCHEDULE FOR SIZE 
AND TYPE, (TYP.)

DELTA STONE ROCKFORD ESTATES GRAY STONE 
VENEER, (TYP.)

TIMBERTECH IMPRESSION RAIL 
EXPRESS GLASS RAILING WITH BLACK 
POSTS AND WOOD DRINK RAIL TOP

TIMBERTECH IMPRESSION RAIL 
EXPRESS GLASS RAILING WITH BLACK 
POSTS AND WOOD DRINK RAIL TOP

ATLANTIS CABLE RAILING WITH WOOD 
POSTS AND WOOD CAP
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TIMBERLINE HDZ ARCHITECTURAL SHINGLE 
ROOF, OYSTER GRAY, (TYP., U.N.O.)

STANDING SEAM METAL ROOFING 
SYSTEM, SLATE GRAY

STANDING SEAM METAL ROOFING SYSTEM, 
DOVE GRAY, WITH CONCEALED ALUMINUM 
FLASHING TO 8" UP FACE OF WALL

MARVIN ULTIMATE GLIDING PATIO DOOR, BLACK, 
REFER TO PLANS AND SCHEDULE FOR SIZE AND 
TYPE, (TYP.)

METAL STRUCTURAL BRACKETS, BLACK

METAL STRUCTURAL BRACKETS, WHITE

PVC DECORATIVE COLUMN COVER, (TYP.)

MARVIN ULTIMATE INSWING DOOR, 
BLACK, REFER TO PLANS AND 
SCHEDULE FOR SIZE AND TYPE, (TYP.)

TIMBERLANE 309 CARRIAGE COLLECTION GARAGE 
DOOR WITH HERRINGBONE PANEL DESIGN AND 3 
LITE SQ WINDOW PATTERN

SURFACE MOUNTED ADDRESS SIGNAGE, 
BLACK

QUOIZEL MAREN 18" HIGH MATTE BLACK 
MODERN OUTDOOR WALL LIGHT #100R0, 
OR SIMILAR, (TYP.)

CONCEALED ALUMINUM FLASHING TO 8" 
UP FACE OF WALL, (TYP. @ DORMERS)

GROUND LEVEL
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LEVEL 1
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LEVEL 2
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RIDGE
42' - 5 1/2"
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31' - 0"
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HARDIE PLANK LAP SIDING, ARCTIC WHITE, 
CONTEMPORARY, (TYP.)

MARVIN ULTIMATE NARROW FRAME 
WINDOWS, BLACK, REFER TO PLANS AND 
SCHEDULES FOR SIZE AND TYPE, (TYP.)

HARDIE TRIM BOARD SIDING WITH SMOOTH 
BATTEN BOARDS SPACED 18" APART, IRON 
GRAY (TYP.)

TIMBERLINE HDZ ARCHITECTURAL SHINGLE 
ROOF, OYSTER GRAY, (TYP., U.N.O.)
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STANDING SEAM METAL ROOFING SYSTEM, 
DOVE GRAY

STANDING SEAM METAL ROOFING SYSTEM, 
DOVE GRAY

METAL STRUCTURAL BRACKETS, WHITE

PVC DECORATIVE COLUMN COVER

TIMBERTECH IMPRESSION RAIL EXPRESS 
GLASS RAILING WITH BLACK POSTS AND 
WOOD DRINK RAIL TOP

ATLANTIS CABLE RAILING WITH WOOD 
POSTS AND WOOD CAP

DELTA STONE ROCKFORD ESTATES GRAY 
STONE VENEER, (TYP.)

QUOIZEL MAREN 18" HIGH MATTE BLACK 
MODERN OUTDOOR WALL LIGHT #100R0, OR 
SIMILAR, (TYP.)
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GROUND LEVEL
0' - 0"

LEVEL 1
10' - 0"

LEVEL 2
20' - 0"

GRADE
-1' - 0"

RIDGE
42' - 5 1/2"

ROOF DECK
31' - 0"

13 13 14 13

8 88

TIMBERLINE HDZ ARCHITECTURAL SHINGLE ROOF, 
OYSTER GRAY, (TYP., U.N.O.)
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MARVIN ULTIMATE INSWING DOOR, BLACK, 
REFER TO PLANS AND SCHEDULE FOR 
SIZE AND TYPE, (TYP.)

MARVIN ULTIMATE NARROW FRAME WINDOWS, 
BLACK, REFER TO PLANS AND SCHEDULE FOR SIZE 
AND TYPE, (TYP.)

METAL STRUCTURAL BRACKET, BLACK

TIMBERTECH IMPRESSION RAIL EXPRESS 
GLASS RAILING WITH BLACK POSTS AND 
WOOD DRINK RAIL TOP

HARDIE TRIM BOARD SIDING WITH SMOOTH BATTEN 
BOARDS SPACED 18" APART, IRON GRAY, (TYP.)

HARDIE PLANK LAP SIDING, ARCTIC WHITE, 
CONTEMPORARY, (TYP.)

QUOIZEL MAREN 18" HIGH MATTE BLACK 
MODERN OUTDOOR WALL LIGHT #100R0, 
OR SIMILAR, (TYP.)

GROUND LEVEL
0' - 0"

LEVEL 1
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LEVEL 2
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42' - 5 1/2"
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TIMBERTECH IMPRESSION RAIL EXPRESS 
GLASS RAILING WITH BLACK POSTS AND 
WOOD DRINK RAIL TOP

TIMBERLINE HDZ ARCHITECTURAL SHINGLE 
ROOF, OYSTER GRAY, (TYP., U.N.O.)

HARDIE PLANK LAP SIDING, ARCTIC WHITE, 
CONTEMPORARY, (TYP.)

METAL STRUCTURAL BRACKET, BLACK

TIMBERTECH IMPRESSION RAIL EXPRESS 
GLASS RAILING WITH BLACK POSTS AND 
WOOD DRINK RAIL TOP

MARVIN ULTIMATE NARROW FRAME 
WINDOWS, BLACK, REFER TO PLANS AND 
SCHEDULE FOR SIZE AND TYPE, (TYP.)

HARDIE TRIM BOARD SIDING WITH SMOOTH 
BATTEN BOARDS SPACED 18" APART, IRON 
GRAY, (TYP.)

PVC DECORATIVE COLUMN COVER
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PERSPECTIVE 1 (FRONT)

2
PERSPECTIVE 2 (FRONT)

3
PERSPECTIVE 3 (REAR)
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HGPB- R1880 January 26, 2022  

 

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

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Mattina Residence 

 149 Portland Road  

Block 12, Lots 4.01 & 4.02 

 Minor Subdivision 

 First Engineering Review 

 

Dear Ms. Tran: 

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

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

 

1. Land Use Board Application for Subdivision, dated October 18, 2021. 

2. Land Use Board Application for Variance, dated October 18, 2021. 

3. Denial of Development Permit, dated March 5, 2019.  

4. Preliminary and Final Site Plan prepared by David F. Wisotsky, P.E., of Bohler Engineering, LLC, 

dated October 22, 2021, consisting of two (2) sheets.   

5. Architectural Plan prepared by Daniel M. Condatore, R.A., of Monmouth Ocean Design Experts, 

dated October 19, 2021, consisting of eight (8) sheets.  (unsigned) 

6. Outbound and Topographic Plan of Survey prepared by Alan R. Boetterger, P.L.S., of Clearpoint 

Services LLC, dated November 17, 2020, consisting of one (1) sheet.   

 

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

consideration: 

 

A. Project Description 

 

The 37,908 square feet tract consists of two (2) lots; existing Lot 4.01 (13,439 square feet) contains 

an existing 2-story single-family dwelling and existing Lot 4.02 (24,469 square feet) is currently 

vacant.  The site is located in the Single Family Residential (R1.03) Zone of the Borough with 

frontage along Portland Road.  The property had previously received subdivision approval in 1995, 

but the Land Use Ordinance had changed soon after approval precluding the disturbance of land 

where the grade exceeds 35%, rendering the lots inaccessible as any curb cut would disturb steep 

slopes in excess of 35%.  With this application, the applicant is seeking minor subdivision and bulk 

variance approval to reconfigure the lots into two (2) new lots.  Proposed Lot 4.01 will be a non-

conforming lot and contain 10,058 square feet with frontage along Portland Road.  Proposed Lot 

4.02 will be a non-conforming land-locked lot and contain 27,850 square feet with no frontage 

upon an improved street.  No new construction is proposed on Proposed Lot 4.01.  The applicant 

proposes to construct a new, elevated, two-and-a-half-story, single-family dwelling with associated 

pervious paver patios.   

 

B. Planning and Zoning 

 

1. In accordance with Section 21-85 of the Ordinance existing/proposed bulk deficiencies are 

noted as follows: 
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HGPB-R1880 

January 26, 2022 

Page 2 

 

Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Mattina Residence 

 149 Portland Road  

Block 12, Lots 4.01 & 4.02 

 Minor Subdivision 

 First Engineering Review 

 

 

R-1.03 Zone  Required Existing  

Lot 4.01 

Proposed  

Lot 4.01   

Existing 

Lot 4.02 

Proposed 

Lot 4.02 

Min. Lot Size  14,000 SF 13,439 SF (E) 10,058 SF (V)  24,469 SF 27,850 SF 

Min. Lot Frontage  75’ 102.09’ 136.47’ 35.0’ (E) 136.17’ 

Min. Lot Depth  200’ 132.18’ (E) 56.61’ (V) 278.13’ 186.29’ (V) 

Min. Front Yard Setback  35’ 

 

0.5’ (E) 0.5’ (V) N/A 21.33’ (V) 

Minimum Rear Yard Setback  25’ 90.6’ 24.3’ (V) N/A 107’ 

Minimum Side Yard Setback  8’ /12’ 

 

18.1/50.9 18.1’/ 82.3’ N/A 24’/ 36.7’ 

Maximum Building Height 30’ (32.5’)* 29.09’ 29.09’ N/A 29.68’ 

Maximum Building Coverage 25% 8.64% 11.55% NA 10.3%** 

Maximum Lot Coverage 60% 18.17% 48.2% (V) 0% 9.9%** 

Maximum Lot Disturbance N/A N/A 9,025 (V) N/A 10,035 (V) 

Disturbance Distance (top/toe) 

(ft) 

15’/ 10’ N/A > 15’/ 0’ (V) N/A >15/>10  

Structure Distance (top/toe) (ft) 25’/ 15’ >25’/ 0’ (E) >25’/ 0’ (V) N/A >25’/ >15’ 

 

(E) – Existing Non-conformity 

 (C) – Calculated  

 (W) – Waiver 

 (V) – Variance 

 NA – Not Applicable 

 NS – Not Specified, the applicant shall confirm this dimension 

 

*Per Schedule 1 of Section 21 of the Ordinance, where a dwelling is constructed to provide the 

required parking under the structure, the maximum height shall be increased by two and one-half 

(2-1/2) feet. 

**The applicant indicates that the proposed building coverage exceeds the proposed lot 

(impervious) coverage.  The applicant shall provide testimony on impervious components of the 

building and this potential discrepancy.   

 

2. The Borough Ordinance defines building height as “The vertical distance as measured from the 

grade plane to the average height of the highest roof surface. In the case of sloped roofs, the 

average height is the mid-point between the lowest roof eave of the top floor and the roof ridge. 

In the case of a building that has multiple roof levels, the highest roof levels must be used to 

determine the building height. Chimney, elevator equipment and mechanical utility equipment 
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January 26, 2022 

Page 3 

 

Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Mattina Residence 

 149 Portland Road  

Block 12, Lots 4.01 & 4.02 

 Minor Subdivision 

 First Engineering Review 

 

and any associated screening or enclosures may exceed the permitted "building height" by up 

to ten (10) feet, or up to ten (10%) percent above the permitted building height, whichever is 

less.”   

 

Based on our calculations, the average grade plane is at approximately elevation 122.05.  The 

Architectural Plans show the building height from elevation 115 to the top ridge as 42.46 feet, 

and the to the lowest eave as 31 feet.  By definition the true building height is calculated as the 

difference between building height elevation and average grade plane elevation.  Therefore, we 

calculate the true building height as 29.68 feet, whereas the Zoning Table indicates a building 

height of 26.99 feet.  This discrepancy shall be addressed, and the appropriate calculations shall 

be shown on the plans.   

 

3. Section 21-65.4 of the Ordinance requires curb along tract frontage of existing streets, whereas 

no curb is existing along the frontage of the subject tract, and this is proposed to be maintained.  

The plans shall be revised, or a design waiver will be required.   

 

4. Section 21-77.A of the Ordinance requires every principal building be built upon a lot with 

frontage on a public street, and that the principal building shall have pedestrian and vehicular 

access for driveway and parking purposes from that improved street.  The applicant is 

proposing to subdivide the property and create a land-locked proposed Lot 4.02.  Therefore, a 

variance will be required.   

 

5. Section 21-84.B of the Ordinance indicates that where slopes exceed 35% there shall be no 

disturbance of the steep slope areas, whereas the applicant is proposing a curb cut and driveway 

within steep slopes exceeding 35% on Proposed Lot 4.01.  Therefore, a variance will be 

required. 

 

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

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

 

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

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

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

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

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

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

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

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

substantially outweigh any detriment.  

 

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

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

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

variances on surrounding properties and a determination as to whether or not the variance 
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 Minor Subdivision 

 First Engineering Review 

 

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

detriment to the public good.  

 

C. Technical Engineering Review 

 

1. Table 4.4 of Section 5:21-4.14 of R.S.I.S. requires two (2) off-street parking spaces for a three-

bedroom single family dwelling, and Section 21-65.14.C.1 of the Ordinance requires a 

minimum of two (2) off-street parking spaces for a residential dwelling, whereas two (2) off-

street parking spaces have been provided for Proposed Lot 4.02.  The applicant shall provide 

testimony on the parking conditions of Proposed Lot 4.01.  It should be noted that per Section 

21-65.14.C.3 of the Ordinance no required parking space shall be located closer to a street line 

than the right-of-way line, nor within 2 feet of the property line.  A design waiver may be 

required.   

 

2. The applicant shall provide testimony on access and maneuverability associated with Proposed 

Lot 4.02 from Portland Road through the switch-back driveway into the garage.  The proposed 

driveway is approximately 14 feet wide, steep in grade at approximately 20% incline, and has 

walls along both sides measuring upwards of 5 feet.  This may pose a challenge for vehicles to 

navigate.   

 

3. The applicant proposes a driveway access easement for Proposed Lot 4.02 on Proposed Lot 

4.01.  The applicant shall provide testimony on all access easements, along with any other 

easements, associated with this project and confirm how each proposed lot grants access to 

driveway/parking areas.   

 

4. The proposed development will not disturb an area exceeding 1 acre, nor will it create more 

than a quarter acre of new impervious surfaces.  Therefore, the project is not considered a 

“major development” as defined by NJAC. 7:8, and is not subject to the NJDEP Stormwater 

Management stormwater quantity, quality and recharge requirements of a major development.   

 

5. While the project is not considered a major development, the applicant is proposing to increase 

impervious coverage by approximately 5,275 square feet.  The applicant shall provide 

testimony on the stormwater management calculations provided and how the increase from 

pre- to post-development stormwater runoff will not have a negative impact on the site and 

downstream off-site stability affected by stormwater runoff.   

 

6. The applicant has graded the property to follow the existing drainage patterns and drain towards 

the existing roadways.  A drainage network is proposed within the rear patio area that 

discharges at the south end of the site and allows runoff to drain downhill and appears directed 

toward the existing dwelling on Proposed Lot 4.01.  The applicant shall provide testimony on 

any adverse drainage impacts to the adjacent properties as a result of the proposed 

improvements.   

 

7. Roof leader locations and/or downspout discharge locations shall be shown on the plans.   
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8. The applicant shall provide testimony regarding the suitability of existing utility connections 

and/or additional utility connections or improvements necessitated by the subject application.  

All proposed utility improvements shall be shown on the plans including proper trench 

restoration.   

 

9. A note shall be added to the plans indicating that all utilities are to be installed underground.   

 

10. The applicant shall also be aware that a sanitary sewer connection fee must be paid prior to 

issuance of a Certificate of Occupancy for any building.         

 

11. The applicant is proposing construction within areas of steep slopes.  The applicant shall 

provide testimony on design methods used to minimize the impact to the steep slopes and how 

erosion will be controlled along the disturbed steep slopes.    

 

12. Caution shall be taken during construction within critically sloped areas.   

 

13. Detailed structural calculations and plans, signed and sealed by a Professional Engineer 

licensed in the State of New Jersey, must be provided for the retaining wall.  We defer to the 

Building Department for further review and approval of the wall. 

 

14. Section 21-65.10A of the Ordinance indicates that all areas not devoted to structures, paving, 

or other required uses shall be appropriately graded, landscaped and maintained in accordance 

with a landscaping plan approved by the Board.  No landscaping has been provided as part of 

this application.  The Board should determine if a landscaping plan is required. 

 

15. Section 21-65.10B of the Ordinance indicates that if feasible in residential zones, street trees 

of at least two (2) to two and one-half (2-1/2) inch caliper will be required, planted a distance 

on center equivalent to no more than the width of their mature diameter. Where street trees are 

not appropriate because of views, existing vegetation, or other reason, the equivalent number 

of trees shall be located elsewhere on the lot.  The Board should determine if street trees are 

required for this application. 

 

16. The applicant shall indicate if the subdivision will be filed by deed or map.  If it is to be filed 

by deed, copies of the deeds and associated metes and bounds descriptions should be submitted 

to our office and the Board attorney for review and approval.  If the subdivision is to be filed 

by map, the following items must be addressed so the plat is in conformance with the Map 

Filing Law including but not limited to: 

 

a. Section 46:26.B-2.b.2 of the Map Filing Law requires lot area be shown as square footage 

to the nearest square foot or nearest one hundredth of an acre.   

 

b. Section 46:26.B-2.b.8 of the Map Filing Law requires a minimum of three corners 

distributed around the tract shall indicate coordinate values. This coordinate base needs to 

be either assumed or based on the New Jersey Plane Coordinate System and shown on the 

map. 
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c. Section 46:26.B-2.b.8 of the Map Filing Law requires all monumentation, including 

monuments found, set, and to be set, be clearly shown on the plat.  Appropriate certification 

that monuments have been set, or will be set at a later date, shall be included on the plat.   

 

d. A Key Map shall be provided. 

 

e. A listing of owners wtihin 200’ shall be provided on the map. 

 

f. The north arrow needs a reference meridian. 

 

g. All appropriate certifications as deemed necessary in Section 46:26.B-2.b of the Map Filing 

Law including but not limited to surveyor preparing the map, surveyor who prepared the 

boundary survey, municipal clerk, Planning Board, owner, and applicant, with appropriate 

titles, shall be provided on the plan.   

 

17. The applicant shall submit written certification from the Tax Assessor that proposed lot 

numbers have been approved.  Normally the Assessor will require new lot numbers for any 

altered lots.   

 

18. Construction details for all proposed improvements shall be provided and comply with the 

standards of the Borough Ordinance.   

 

19. All existing and proposed easements, along with metes and bounds descriptions, shall be 

clearly shown on the plans.  Metes and bounds descriptions shall be submitted to the Borough 

Attorney and this office for review and approval.    

 

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

 

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

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

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

 

Very truly yours, 

 

T&M ASSOCIATES 

 

 

   

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

LAND USE BOARD ENGINEER 
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EWH:KJO:DV 

 

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

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

 Marianne Dunn, Zoning Officer (mdunn@middletownnj.org) 

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

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

 Christopher and Rosemarie Mattina, Applicant, (cmattina65@gmail.com) 

 David Wisotsky, P.E., Applicant’s Engineer, 30 Independence Blvd., Suite 200, Warren, NJ 07059

  
G:\Projects\HGPB\R1880\Correspondence\Tran_EWH_Mattina_149 Portland Road_B12_L4.02_First Engineering Review.docx 
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HGPB- R1880 December 9, 2021  

 Via Email 

Michelle Hutchinson, Land Use Board Secretary 

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Mattina Residence 
149 Portland Road 

 Block 12, Lots 4.01 & 4.02 
 R-1.03 Zone  

Minor Subdivision 
Fee and Escrow Calculation  

  
Dear Ms. Hutchinson, 

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

Highlands Land Use Regulations Part 6 - Fee Schedule. 

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

1. Land Use Board Application for Subdivision, dated October 18, 2021. 

2. Land Use Board Application for Variance, dated October 18, 2021. 

3. Denial of Development Permit, dated March 5, 2019.  

4. Preliminary and Final Site Plan prepared by David F. Wisotsky, P.E., of Bohler Engineering, LLC, 

dated October 22, 2021, consisting of two (2) sheets.   

5. Architectural Plan prepared by Daniel M. Condatore, R.A., of Monmouth Ocean Design Experts, 

dated October 19, 2021, consisting of eight (8) sheets.  (unsigned) 

6. Outbound and Topographic Plan of Survey prepared by Alan R. Boetterger, P.L.S., of Clearpoint 

Services LLC, dated November 17, 2020, consisting of one (1) sheet.   

 

Please note the following fee calculations: 

 

1. Application fee: $2,175.00  
2. Escrow fee:  $4,350.00 

 

The applicant shall post the balance of fees. 

 

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

Very truly yours, 

 

T&M ASSOCIATES 

 

 

  

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

LAND USE BOARD ENGINEER 
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Le: Michelle Hutchinson, Land Use Board Secretary 
Borough of Highlands Land Use Board 

 
Re: Mattina Residence 

149 Portland Road 
 Block 12, Lots 4.01 & 4.02 
 R-1.03 Zone  

Minor Subdivision 
Fee and Escrow Calculation  

 

EWH:KJO:DV 

 

cc: Nancy Tran, Board Office (via email) 

Michael Muscillo, Borough Administrator (via email) 

 Ron Cucchiaro, Esq., Land Use Board Attorney (via email) 

 Marianne Dunne, Zoning Officer (via email) 

David Wisotsky, P.E., applicant’s engineer, 30 Independence Blvd., Suite 200, Warren, NJ 07059 

 Christopher and Rosemarie Mattina, Applicant (cmattina65@gmail.com) 

  
G:\Projects\HGPB\R1880\Correspondence\R1880_ EWH_MH_Kaplan_149 Portland Road_B12_L4.02_Fee Letter.docx  
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A.  APPLICATION FEES (Ord. 21-107)

A.  Variances

           3.  Residential "c" (minimum lot depth x 2) 2 EA 125.00$                      250.00$                      

                Residential "c" (minimum front yard x 2) 2 EA 125.00$                      250.00$                      

                Residential "c" (maximum lot disturbance x 2) 2 EA 125.00$                      250.00$                      

                Residential "c" (minimum lot size) 1 EA 125.00$                      125.00$                      

                Residential "c" (minimum rear yard) 1 EA 125.00$                      125.00$                      

                Residential "c" (maximum lot coverage) 1 EA 125.00$                      125.00$                      

                Residential "c" (maximum impervious surface) 1 EA 125.00$                      125.00$                      

                Residential "c" (maximum lot disturbance) 1 EA 125.00$                      125.00$                      

                Residential "c" (disturbance distance (top/toe)) 1 EA 125.00$                      125.00$                      

                Residential "c" (structure distance (top/toe)) 1 EA 125.00$                      125.00$                      

           4.  Residential "d" (height exceeds max permitted by 10% or more) 1 EA 150.00$                      150.00$                      

B.  Subdivisions 

           2.  Minor 1 EA 400.00$                      400.00$                      

B. ESCROW FEES (Ord. 21-108)

B. Escrow Deposits (twice Application Fee; Minimum $750) 1 LS 4,350.00$                   4,350.00$                   

2,175.00$                   

4,350.00$                   

Total 6,525.00$                   

DETERMINATION OF FEES

Application fees subtotal

Escrow fee subtotal 

149 Portland Road

Block 12, Lots 4.01 & 4.02
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HGPB- R1880 December 9, 2021 

 Via Email 

Michelle Hutchinson, Land Use Board Secretary 

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Mattina Residence 

 149 Portland Road  

Block 12, Lots 4.01 & 4.02 

 R-1.03 Zone  

Minor Subdivision 

First Completeness Review 

 

Dear Ms. Hutchinson: 

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

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

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

Subdivision Plat. 

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

1. Land Use Board Application for Subdivision, dated October 18, 2021. 

2. Land Use Board Application for Variance, dated October 18, 2021. 

3. Denial of Development Permit, dated March 5, 2019.  

4. Preliminary and Final Site Plan prepared by David F. Wisotsky, P.E., of Bohler Engineering, LLC, 

dated October 22, 2021, consisting of two (2) sheets.   

5. Architectural Plan prepared by Daniel M. Condatore, R.A., of Monmouth Ocean Design Experts, 

dated October 19, 2021, consisting of eight (8) sheets.  (unsigned) 

6. Outbound and Topographic Plan of Survey prepared by Alan R. Boetterger, P.L.S., of Clearpoint 

Services LLC, dated November 17, 2020, consisting of one (1) sheet.   

 

The following information was reviewed for completeness purposes pursuant to Ordinance Section 21-

58.A: 

 

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.  Partially provided.  Wooded 

areas shall be shown on the plan. 

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 
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Re: Mattina Residence 
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 R-1.03 Zone  

Minor Subdivision 

First Completeness Review  

 

presented from the custodian of tax records to that effect.  Not provided.  Owner’s list shall be 

provided on the plan.  It should be noted that the owner indicated on the plans differs from 

the owners listed on the development application.  This discrepancy shall be addressed, and 

the correct owner indicated on all documents.   

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.  Not provided.  Metes and bounds 

descriptions for the new lots shall be provided. 

8. Existence and location of any utility or other easement.  Provided.   

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:  Not provided.  Certification 

statement shall be provided on the plan. 

o 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.  Applicant shall provide 

prior to public hearing. 

16. The Board reserves the right to require a feasible sketch plan layout of remaining land not being 

subdivided if it is deemed necessary.  Not applicable. 

17. A lot grading plan, to be reviewed by the Borough Engineer, if required.  Provided. 
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 R-1.03 Zone  

Minor Subdivision 

First Completeness Review  

 

At this point, adequate information has been provided for us to perform a technical review and fee 

calculation for the application.  

 

UPON CONFIRMATION FROM THE BOARD SECRETARY THAT THE BALANCE OF ALL 

APPLICATION AND ESCROW FEES HAS BEEN DULY POSTED, THE FOLLOWING SHALL 

OCCUR: 

 

1. The application shall be deemed COMPLETE. 

 

2. The Board Engineer shall commence the technical review. 

 

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

 

Very truly yours, 

 

T&M ASSOCIATES 

 

 

   

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

LAND USE BOARD ENGINEER 

 

 

EWH:KJO:DV 

 

cc: Nancy Tran, Board Office (via email) 

Michael Muscillo, Borough Administrator (via email) 

 Ron Cucchiaro, Esq., Land Use Board Attorney (via email) 

 Marianne Dunne, Zoning Officer (via email) 

David Wisotsky, P.E., Applicant’s Engineer, 30 Independence Blvd., Suite 200, Warren, NJ 07059 

 Christopher and Rosemarie Mattina, Applicant, (cmattina65@gmail.com) 

  
G:\Projects\HGPB\R1880\Correspondence\Hutchinson_ EWH_149 Portland Road_B12_L4.02_First Completeness Review.docx 
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BOROUGH OF HIGHLANDS 

COUNTY OF MONMOUTH 

 

RESOLUTION 22-059 
RESOLUTION TO REFERRING THE PROPOSED REDEVELOPMENT PLAN FOR THE CENTRAL 

BUSINESS DISTRICT REDEVELOPMENT AREA TO THE LAND USE BOARD OF THE BOROUGH 

 

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

“Redevelopment Law”), authorizes municipalities to determine whether certain parcels of land 

in the municipality constitute areas in need of redevelopment; and   

 

WHEREAS, on June 2, 2021, by Resolution No. 21-126, and in accordance with the 

provisions of the Redevelopment Law, the Municipal Council (the “Borough Council”) of the 

Borough of Highlands (the “Borough”) authorized and directed the Land Use Board of the 

Borough (the “Land Use Board”) to conduct a preliminary investigation to determine whether all 

or a portion of certain properties within the Borough, commonly referred to as the Central 

Business District/Bay Avenue Corridor and identified by block and lot on the tax map of the 

Borough listed in such Resolution (the “Study Area”), met the criteria in the Redevelopment Law 

for designation as a non-condemnation redevelopment area, within which the Borough may use 

all of the powers provided by the Redevelopment Law for use in a redevelopment area except 

the power of eminent domain, and to make a recommendation as to whether all or a portion of 

such Study Area should be designated as a non-condemnation redevelopment area; and 

 

WHEREAS, the Land Use Board subsequently directed Phillips Preiss Grygiel Leheny 

Hughes LLC (the “Planning Consultant”) to conduct a preliminary investigation to determine 

whether all or a portion of the Study Area should be designated as a non-condemnation 

redevelopment area; and  

 

WHEREAS, on July 8, 2021, the Land Use Board received a report setting forth the basis 

for the investigation and a map depicting the Study Area prepared by the Planning Consultant, 

entitled Area in Need of Redevelopment Study, Central Business District, Borough of Highlands, 

New Jersey, dated July 8, 2021 (the “Report”), evaluating whether all or a portion of the Study 

Area met the criteria to be designated as a non-condemnation redevelopment area; and 

 

WHEREAS, pursuant to the Redevelopment Law, the Land Use Board caused a duly 

noticed public hearing to be held on August 5, 2021 (the “Study Area Hearing”), at which it 

reviewed the Report, heard testimony from Paul Grygiel, AICP, PP of the Planning Consultant, 

and conducted a public hearing during which members of the general public were given an 

opportunity to present their own evidence, cross-examine the Planning Consultant, and address 

questions to the Land Use Board and its representatives concerning the potential designation of 

the Study Area as a non-condemnation redevelopment area; and 
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WHEREAS, at the conclusion of the Study Area Hearing, after reviewing the Report and 

hearing all of the evidence, testimony from the public, and expert testimony, based on the 

reasons set forth in the Report and on the record, including the testimony of the Planning 

Consultant as to criterion “h” of N.J.S.A. 40A:12A-5 (“Section 5”) of the Redevelopment Law, the 

Land Use Board made recommendations to the Borough Council that the entire Study Area be 

designated as a non-condemnation redevelopment area pursuant to Section 5 of the 

Redevelopment Law, which recommendations and reasons for same were memorialized in 

Resolution No. 2021-21 duly adopted by the Land Use Board on October 7, 2021; and 

 

WHEREAS, on October 20, 2021, by Resolution No. 21-199, the Borough Council accepted 

the Land Use Board’s recommendations set forth in Resolution No. 2021-21 and designated the 

entire Study Area as a non-condemnation redevelopment area pursuant to the Redevelopment 

Law (the “Redevelopment Area”) and authorized the Planning Consultant to prepare one or 

more redevelopment plans for the Redevelopment Area; and 

 

WHEREAS, the Borough Council desires to adopt a redevelopment plan for the 

Redevelopment Area; and  

 

WHEREAS, the Planning Consultant, at the request of the Mayor and the Borough Council, 

prepared a draft redevelopment plan for the Redevelopment Area, entitled Central Business 

District Redevelopment Plan and dated November 24, 2021, which draft redevelopment plan was 

discussed at an informational meeting held by the Land Use Board on December 2, 2021; and 

 

WHEREAS, comments were received on December 2, 2021 at such informational meeting 

from members of both the public and the Land Use Board; and 

 

WHEREAS, thereafter, the Planning Consultant, at the request of the Mayor and the 

Borough Council, prepared a revised draft redevelopment plan for the Redevelopment Area, 

entitled Central Business District Redevelopment Plan and dated January 13, 2022 (the 

“Redevelopment Plan”), which Redevelopment Plan is attached hereto as Exhibit A; and 

 

WHEREAS, the Borough Council desires to authorize and direct the Land Use Board to 

review the proposed Redevelopment Plan and issue a report concerning such Redevelopment 

Plan, such report to include an identification of any provision in the Redevelopment Plan which 

is inconsistent with the Borough’s Master Plan and recommendations concerning such 

inconsistencies and any other matters as the Land Use Board deems appropriate, all pursuant to 

Section 7 of 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: 

 

Section 1. The foregoing recitals are herein incorporated as if set forth in full. 
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Section 2. The Land Use Board is authorized and directed to review the 

Redevelopment Plan and to advise the Borough Council of its findings in connection therewith 

within 45 days after referral, in accordance with the Redevelopment Law at N.J.S.A. 40A:12A-

7(e).   

 

Section 3. The Borough Clerk shall deliver a copy of both this Resolution and the 

Redevelopment Plan to the Land Use Board for review.  

 

Section 4.  A certified copy of this Resolution shall be available for public inspection 

during regular business hours at the office of the Borough Clerk. 

 

Section 5. This Resolution shall take effect immediately. 

 

 

Motion to Approve R-22-059: 

 

This is a Certified True copy of the Original 

Resolution on file in the Municipal Clerk’s 

Office. 

 

DATE OF VOTE: February 02, 2022 

 

 

 

____________________________________ 

Nancy Tran, Acting Municipal Clerk 

Borough of Highlands 
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EXHIBIT A 

THE DRAFT REDEVELOPMENT PLAN 
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I. INTRODUCTION 

A redevelopment plan is a powerful planning document that combines the vision of a master plan with the 
authority of a zoning ordinance. The redevelopment plan’s special legal status provides a municipality 
with a more effective way to control the nature and type of development in a redevelopment area than is 
possible through standard zoning. Benefits of utilizing redevelopment plans include the ability to create 
very specific redevelopment plan regulations for uses and design and providing the municipality with 
greater control of the redevelopment process, such as through the selection of developers. 
 
The preparation and adoption of a redevelopment plan moves the redevelopment process from problem 
identification to problem solving. With the adoption of a redevelopment plan, the focus shifts from an 
analysis of existing conditions in a designated area to a discussion of its future use and redevelopment. 
Adopting a redevelopment plan sends a message to the development community about the Borough’s 
long-term commitment to the redevelopment of an area. 
 
Redevelopment plans may be designed to address a wide range of public purposes and land use issues. 
The potential scope of a redevelopment plan may include: permitted uses, bulk regulations (e.g., height, 
setbacks, coverage, etc.), building massing/design, streetscape/open space, sustainability measures, 
and parking and loading. 
 
This Redevelopment Plan (the “Redevelopment Plan”) has been prepared for an area comprised of 155 
parcels on portions of 31 tax blocks known as Blocks 40.01, 41, 42, 45, 46, 47, 52, 53, 54, 58, 59, 63, 
64, 69, 70, 71, 72, 73, 74, 75, 80, 81, 82, 83, 88, 89, 94, 95, 96, 96.01, and 114 (heretofore referred 
to as the “Redevelopment Area”) in the Borough of Highlands, Monmouth County, New Jersey. This 
Redevelopment Plan provides an overall vision for the Redevelopment Area, as well as general 
recommendations and specific development regulations. It supports and enhances the Borough’s 
ongoing efforts to improve the Bay Avenue corridor and adjoining areas and to attract additional public 
and private investment. 
 
This Redevelopment Plan provides development regulations for the Bay Avenue corridor between South 
Street and Gravelly Point Road and certain adjoining areas, including use and bulk standards for the area, 
as well as site, building design and other regulations typically found in a Redevelopment Plan. But it also 
provides a vision, goals and general recommendations for the Redevelopment Area, all of which build 
upon prior efforts for the Central Business District and nearby areas. 
 
The plan was prepared through a process that included the input from the community through meetings 
and a survey, as well as the input of Borough staff and officials. Notably, the Bay Avenue Redevelopment 
Survey obtained input from a cross-section of Highlands residents, property owners and business owners 
which informs the recommendations and regulations in this Redevelopment Plan. Planning and 
development documents reviewed in the process of preparing the plan included the Borough’s Master 
Plan and updates, the Zoning Ordinance, the Highlands Central Business District Design Manual, and 
various reports on prior planning efforts for the Redevelopment Area and nearby areas. The consultants 
also visited the Redevelopment Area and vicinity on a number of occasions to document existing 
conditions. Data about demographics, housing and development was reviewed and analyzed, and maps 
were created based on information obtained from the Borough and other sources. 
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II. EXISTING CONDITIONS AND CONTEXT 

 
The Borough of Highlands is a unique municipality. Located along Sandy Hook Bay and the Shrews-bury 
River, its assets include a substantial waterfront, business districts, State Highway frontage, a State 
Historic Site, a range of residential development types, ferry service to New York City and easy access to 
the Atlantic Ocean, large parks and trails. Figure 1 shows the Borough’s locational context. However, 
Highlands faces a number of challenges, including flooding, traffic and fiscal limitations. There have been 
a number of plans and studies prepared in recent years for the Borough’s commercial and residential 
districts. Actions have been taken to implement some of the recommendations of these documents, 
including adoption of zoning amendments in 2018. But there remain issues both specific to Highlands as 
well as those affecting downtowns and small business districts, even prior to the COVID-19 pandemic. 
This Redevelopment Plan is intended to help Highlands’ Central Business District achieve its potential as 
both a community amenity and a destination. 
 
The Redevelopment Area encompasses parts of 31 tax blocks located in the eastern section of the 
Borough of Highlands. The Redevelopment Area includes a portion of the parcels on Blocks 40.01, 41, 
42, 45, 46, 47, 52, 53, 54, 58, 59, 63, 64, 69, 70, 71, 72, 73, 74, 75, 80, 81, 82, 83, 88, 89, 94, 95, 
96, 96.01, and 114, as identified on the official tax maps of the Borough of Highlands. The 
Redevelopment Area is approximately 20.64 acres in area. It is defined by the boundaries of the CBD 
Zone as adopted on the Zoning Map by Ordinance 18-22 in December of 2018, which generally follows 
the north and south sides of Bay Avenue, and certain properties on both South Second Street and Shore 
Drive. Figure 2 shows the boundaries of the Redevelopment Plan Area and the CBD zone.  
 
Existing land uses in the Redevelopment Area include commercial, residential (one to four family), 
residential apartment, public property, municipal parks, a religious institution, a social institution, surface 
parking lots, and vacant, unimproved land. Land uses within the vicinity are varied and include a mix of 
residential and nonresidential uses. There are also various attractions and landmarks within the 
surrounding area. These include municipal and county parks, the Twin Lights State Historic Site and the 
Sandy Hook section of Gateway National Recreation Area.   
 
The Redevelopment Area has been determined to be an “area in need of redevelopment” pursuant to the 
New Jersey Local Housing and Redevelopment Law (LRHL) at N.J.S.A. 40A:12A-1 et seq. The Mayor and 
Council of the Borough of Highlands adopted a resolution in February 2021 authorizing the Land Use 
Board to investigate all properties within the Central Business District zone to determine if they 
constituted an “area in need of redevelopment” pursuant to the LRHL. The Central Business District Area 
in Need of Redevelopment Study was prepared in July 2021. All of the properties in the redevelopment 
study area were designated as “an area in need of redevelopment” by resolution of the Mayor and 
Council on October 20, 2021 following a recommendation by the Borough of Highlands Land Use Board. 
The designated redevelopment area includes 155 parcels, which are listed below in Table 1 and are 
shown on Figures 3A and 3B. 
 
Highlands’ waterfront location and topography have subjected portions of the Borough to significant 
flooding. As shown on Figure 4, the Redevelopment Area in particular is located almost entirely within the 
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AE flood zone, according to the Federal Emergency Management Agency’s (FEMA’s) most recent Flood 
Insurance Rate Maps. The current Base Flood Elevation (BFE) in this zone is 11 feet, meaning that the 
BFE is about 5 to 7 feet above grade in most areas of the Redevelopment Area. 
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FIGURE 1: LOCATIONAL CONTEXT
REDEVELOPMENT PLAN AREA | BOROUGH OF HIGHLANDS, NJ
PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022
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FIGURE 2: REDEVELOPMENT PLAN AREA AND CBD ZONE | BOROUGH OF HIGHLANDS, NJ
PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022
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FIGURE 3B:  TAX LOTS WITHIN THE PLAN AREA: WESTERN SECTION | BOROUGH OF HIGHLANDS, NJ
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FIGURE 3B:  TAX LOTS WITHIN THE PLAN AREA: EASTERN SECTION | BOROUGH OF HIGHLANDS, NJ
PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022
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Flood Insurance Rate Map, Panels 86 (top) and 88 (bottom) of 
Monmouth County, NJ. Both maps revised by FEMA June 20, 2018.

FIGURE 4: FLOOD INSURANCE RATE MAP | BOROUGH OF HIGHLANDS, NJ
PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022 66
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Table 1: Redevelopment Area Tax Parcels 
 

Block Lot Address 
40.01 21.01 40 WEST NORTH STREET 
40.01 21.02 42 WEST NORTH STREET 
40.01 22.01 38 WEST NORTH STREET 
41 2.01 57 BAY AVENUE 
41 3 59 BAY AVENUE 
41 4 61 BAY AVENUE 
41 5 65-67 BAY AVENUE 
41 6 69-71 BAY AVENUE 
41 7 30 SECOND STREET 
41 8 75 BAY AVENUE 
41 9 BAY AVENUE 
41 10 85-87 BAY AVENUE 
41 13.01 95-99 BAY AVENUE 
42 1 60 BAY AVENUE 
42 10 88 BAY AVENUE 
42 12.01 84 BAY AVENUE 
42 13 78 BAY AVENUE 
42 14 74 BAY AVENUE 
42 15 68 BAY AVENUE 
45 4.01 102 BAY AVENUE 
45 6.01 98 BAY AVENUE 
45 7 92 BAY AVENUE - KAY 

STREET 
46 1 103-107 BAY AVENUE 
46 2 111 BAY AVENUE 
46 3 123 BAY AVENUE 
46 4 125 BAY AVENUE 
46 5 139 BAY AVENUE 
46 6 141 BAY AVENUE 
46 7 143 BAY AVENUE 
46 8 BAY AVE & WEST NO ST 
47 6 132 BAY AVENUE 
47 7 130 BAY AVENUE 
47 8 128 BAY AVENUE 
47 9 126 BAY AVENUE 
47 10 124 BAY AVENUE 
47 11 122 BAY AVENUE 
47 12 120 BAY AVENUE 
52 1 CORNWALL ST & BAY 
52 2 140 BAY AVENUE 

53 1 MILLER ST 
53 2 65 MILLER STREET 
53 3 9 WEST NORTH STREET 
53 4 7 NORTH STREET 
53 5 63 MILLER STREET 
53 6 BAY AVE & MILLER ST 
53 7 BAY AVENUE 
53 8 157 BAY AVENUE 
53 9 151 BAY AVENUE 
54 1 150 BAY AVENUE 
54 3.01 146-148 BAY AVE 
54 4 144 BAY AVENUE 
54 5 38 NORTH STREET 
54 7.01 49 MILLER STREET 
58 1 154 BAY AVENUE 
58 3.01 50 MILLER STREET 
58 17.01 192 BAY AVENUE 
58 18 190 BAY AVENUE 
58 19 (& 20)1 188 BAY AVENUE 
58 23.01 182 BAY AVENUE 
58 24 170 BAY AVENUE 
58 25 168 BAY AVENUE 
58 26 164 BAY AVENUE 
59 5 SECOND ST 
59 6 SECOND TO MILLER 
59 8 66 MILLER STREET 
59 9 165 BAY AVENUE 
59 10 171 BAY AVENUE 
59 11.01 181 BAY AVENUE 
59 11.02 179 BAY AVENUE 
59 13.01 187 BAY AVENUE 
59 14 191 BAY AVENUE 
59 16.01 193-195 BAY AVENUE 
63 4 VALLEY STREET 
63 5 197 BAY AVENUE 
63 6 203 BAY AVENUE 
63 7 205 BAY AVENUE 
63 9.01 207 BAY AVENUE 
63 10 211 BAY AVENUE 
63 11 213 BAY AVENUE 
63 13.01 215 BAY AVENUE 
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63 14 219-221 BAY AVENUE 
63 15 219-221 BAY AVENUE 
63 16 225 BAY AVENUE 
63 17 227 BAY AVENUE 
63 19.01 231 BAY AVENUE 
64 1 196 BAY AVENUE 
64 2 208 BAY AVENUE 
64 17 230 BAY AVENUE 
64 18 228 BAY AVENUE 
64 19 226 BAY AVENUE 
64 20 222 BAY AVENUE 
64 21 218 BAY AVENUE 
64 22 218 BAY AVENUE 
64 23 216 BAY AVENUE 
64 24 214 BAY AVENUE 
64 25 210 BAY AVENUE 
64 28.01 208 BAY AVENUE 
69 1 234 BAY AVENUE 
69 2 238 BAY AVENUE 
69 4.01 242 BAY AVENUE 
69 6.01 29 ATLANTIC STREET 
70 1 233 BAY AVENUE 
70 2 235 BAY AVENUE 
70 3 237 BAY AVENUE 
70 15 239 BAY AVENUE 
70 16 241 BAY AVENUE 
70 17 245 BAY AVENUE 

71 4 
247 BAY AVENUE-
ATLANTIC ST 

71 5 249 BAY AVENUE 
71 6 251 BAY AVENUE 
72 1 28 ATLANTIC STREET 
72 2 BAY AVENUE 
72 11.01 270 BAY AVENUE 
72 12 272 BAY AVENUE 
73 2 SEADRIFT AVENUE 
74 1 273 BAY AVENUE 
74 8.01 83 BARBARIE AVENUE 
74 9 277 BAY AVENUE 
75 1 274-276 BAY AVENUE 
75 17 282 BAY AVENUE 
75 18 284 BAY AVENUE 
80 1 286 BAY AVENUE 

80 2 288 BAY AVENUE 
80 20 294 BAY AVENUE 
80 21 292 BAY AVENUE 
80 22 290 BAY AVENUE 
81 1 285 BAY AVENUE 
81 2 287 BAY AVENUE 
81 10.01 295 BAY AVENUE 
81 12 289 BAY AVENUE 
82 1.01 297-299 BAY AVENUE 
82 6.01 BAY & HUDDY AVE 
83 1 (& 14)1 300 BAY AVENUE 
88 1.01 311 BAY AVENUE 

88 2 
71 WATERWITCH 
AVENUE 

88 3 
71 WATERWITCH 
AVENUE 

88 4.01 
67-69 WATERWITCH 
AVENUE 

88 5 321 BAY AVENUE 
89 1 310 BAY AVENUE 
89 2 58-60 HUDDY AVENUE 

89 13.01 
65 WATERWITCH 
AVENUE 

94 1 
BAY & WATERWITCH 
AVENUES 

94 

15.02 & 
15.03 
(originally 15 
) 

69-71 SNUG HARBOR 
AVE 

94 16 326 BAY AVENUE 

95 1 
WATERWITCH & BAY 
AVENUE 

96 1 331 BAY AVENUE 
96 2.01 171 BAY AVENUE 
96.01 2.01 BAY AVENUE 
96 
(was 
96.01 
) 

3 409 BAY AVENUE 

114 1.01 SHORE DRIVE 
114 1.02 SHORE DRIVE 
114 3.02 SHORE DRIVE 

1 Properties have been combined when records combine their ownership and area information. 
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III. VISION, GOALS AND RELATIONSHIP TO LOCAL OBJECTIVES 

A. Vision 
This Redevelopment Plan aims for a vision of downtown Highlands that acknowledges and works with the 
constraints of its location within the Flood Hazard Area. The overall vision for the Redevelopment Area is a 
vibrant, walkable downtown along the Bay Avenue corridor and adjoining areas that includes a mix of old 
and new commercial and residential uses; additional apartments, stores, services, and attractions; 
improved parks and public facilities; and stronger connections to the broader community and the 
Shrewsbury River. Building and site designs will be consistent with Highlands’ identity as a waterfront, 
historic small town, yet allow for a variety of architectural styles and building types. Retail and other active 
uses will be encouraged on the ground floor, where feasible, or otherwise on a floor raised above the 
flood elevation. In either case, guidelines are provided to ensure that retail businesses, apartments, and 
other uses will have a strong connection to the sidewalk. Streets, sidewalks and public spaces will be 
more inviting and  attractive as a result of public and private investments in the Redevelopment Area. 

B. Redevelopment Plan Goals 
The specific goals and objectives of the Redevelopment Plan are as follows: 

1) Provide regulations for the reuse of buildings and the appropriate redevelopment of properties in 
the Redevelopment Area with a mix of residential and nonresidential land uses that support the 
Borough’s planning and economic development objectives. 

2) Address flooding through building and site design that elevates critical areas above flood waters 
and increases use of green infrastructure.  

3) Require building and site design that is aesthetically attractive, relates to Highlands’ existing 
character, and incorporates sustainability measures. Incentivize through additional building 
height the provision of retail or other active uses on the Lowest Floor of new buildings, and offer 
additional incentives to provide retail or other Active Uses at the ground floor, where it can best 
contribute to active, pedestrian-friendly streetscapes.  

4) Provide regulations on specific building design elements such as facade transparency, location of 
the front door and parking access, and building massing and articulation, to ensure that buildings 
are best configured for a pedestrian-friendly streetscape.Improve pedestrian safety and comfort 
in the Redevelopment Area through a program to increase effective sidewalk width through 
deeper front setbacks and landscaping. 

5) Provide adequate vehicle and bicycle parking, loading and access for uses in the Redevelopment 
Area, including flexible shared-use public parking Provide design guidelines to downplay the 
visibility of off-street parking.  

6) Provide additional open space, seating, and gathering areas, and attractions within the 
Redevelopment Area. 

7) Make development in the CBD more financially feasible by redefining, or in some cases removing, 
onerous zoning requirements such as floor area ratio, building coverage and height, and parking 
ratios. and by providing more flexible standards. 

8) Emphasize major Gateways into downtown Highlands with incentives for special features in 
building design and site planning.  
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C. Relationship to Master Plan 
This Redevelopment Plan is consistent with the goals and objectives of the master planning efforts of the 
Borough of Highlands, as described further below, as it implements various recommendations of the 
2004 Master Plan and updates as well other planning studies seeking the strengthen the vitality of the 
Borough’s downtown and other business districts. 
 
The Borough of Highlands has completed several plans and studies which attempt to address an ongoing 
lack of investment and business activity in the Borough, particularly on the Bay Avenue commercial 
corridor. These problems were noted prior to the destruction brought about by Superstorm Sandy but 
were exacerbated after the storm. The Borough has recommended a series of strategies to revitalize the 
Bay Area commercial corridor in recent years, several of which have been implemented. A previously 
untapped recommendation is to investigate the designation of eligible properties as areas in need of 
redevelopment to encourage a rebirth of the commercial corridor. 
 
The Borough of Highlands’ most recent comprehensive Master Plan was adopted in 2004 (the “2004 
Master Plan”). To promote economic development in the downtown, the 2004 Master Plan recommended 
“investigating the potential for redevelopment within the downtown to address problems, identify 
opportunities and provide a guide for future reinvestment,” and “[a]ssembling sites that can be offered 
for new business development,” among other strategies. At the time of writing the 2004 Master Plan, the 
Redevelopment Area roughly corresponded to the boundaries of the B-2 Central Business District, which 
was intended to “accommodate a higher density concentration of retail, service, office and entertainment 
uses than other commercial districts in the Borough.”  
 
A reexamination of the 2004 plan, along with a land use plan element, was adopted in 2009 (the “2009 
Master Plan Reexamination”). The 2009 Master Plan Reexamination recommended several changes to 
the Borough’s Development Regulations for the B-1 Neighborhood Business District and the B-2 Central 
Business District, which generally comprised the east and west ends of Bay Avenue and Shore Drive. The 
recommended changes related to flooding, parking, permitted uses, bulk requirements, and design to 
advance the Borough’s goal to “[s]trengthen commercial districts, especially the Bay Avenue Central 
Business District.” 
 
The current Master Plan document consists of a reexamination report and amendments, which were 
adopted by the Borough’s Land Use Board on December 27, 2016 (the “2016 Master Plan Update”). The 
2016 Master Plan Update “places special emphasis on facilitating recovery from Superstorm Sandy’s 
impacts, as well as promoting resiliency to future storm impacts and other potential natural hazards.” The 
plan describes the impact of Superstorm Sandy on the Borough: 
 
Superstorm Sandy struck the coast of New Jersey on October 29, 2012, and caused extensive damage to 
the Borough of Highlands from both storm surge and wind damage. Approximately 1,250 homes within 
the Borough were damaged or destroyed as well as over 60% of all Borough businesses. All of the 
Borough’s sewage pump stations went offline due to floodwater inundation and/or power system failure. 
Trees and power lines throughout the Borough fell, in many cases damaging buildings and homes. (pp. 
23) 
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A 2014 Strategic Recovery Planning Report further noted that “14 downtown restaurants were destroyed, 
of these, six remain closed.” The 2016 Master Plan Update addressed the lack of business investment 
and activity in the downtown, stating that this “ongoing concern… was only exacerbated by the impacts of 
Superstorm Sandy.”  
 
The 2016 Master Plan Update contains significant discussion about the Redevelopment Area. In 
particular, it recommended elimination of the B-1 and B-2 districts and overlay zones, and establishment 
of a unified Central Business District (CBD) zone “to better accommodate the desired uses for the 
downtown area [and to] minimize nonconformities and reduce the number of variances that may be 
required to encourage redevelopment in underutilized lots and areas damaged by Superstorm Sandy or 
that may be damaged in future storm events.” The 2016 Master Plan Update recommended that the new 
CBD Zone be governed by a form-based code to “ensure all redevelopment occurs in a manner that is 
consistent with the image and character of the Borough.” The 2016 Master Plan Update assured 
consistency with past plans, noting that “many of the recommendations from the 2009 Report will be 
integrated into the new zone district.” It recommended that the Borough should encourage downtown 
building design and streetscape features “that promotes and emphasizes the nautical, seaside, small 
town nature of Highlands.” In addition to the creation of a new CBD Zone, the 2016 Master Plan Update 
recommended allowing parking as a conditional use in business districts outside of the waterfront to 
encourage “more opportunities for innovative parking arrangements.” The plan also recommended that 
residential uses be permitted on all floors above the ground level in mixed-use buildings. In terms of 
redevelopment, the 2016 Master Plan Update recommended that “[r]edevelopment studies should 
include the waterfront, downtown neighborhoods, and the Miller Street corridor.” 
 
The Borough amended its Development Regulations to remove reference to the B-1 and B-2 districts and 
overlays, create reference to the CBD Zone, and update permitted uses in the zone, including allowing 
parking as a permitted conditional use in the CBD Zone (see Ordinance 18-01, adopted in February of 
2018, and Ordinance 18-06, adopted in May of 2018). No new regulations were adopted related to 
permitting residential uses on the upper floors of mixed-use buildings. 
 
The most recent Zoning Map was adopted by Ordinance 18-22 in December of 2018, which established 
the Central Business District (CBD) zone and demarcated it “along Bay Avenue from South Street to the 
VFW and along Miller Street from Bay Avenue to the Waterfront to replace current existing zoning and 
overlay districts; with the exception of the existing Multi-Family Zone District located along Marina Bay 
Court.” The Redevelopment Area is entirely within the CBD Zone.  
 
Since the 2016 Master Plan Update, area in need of redevelopment investigations and plans were 
adopted for the Captain’s Cove Marina and the Shadow Lawn Mobile Home Park, in 2018. No area in 
need of redevelopment investigations have been conducted for areas within the CBD Zone until the 
investigation of the Redevelopment Area described herein. 
A full list of the 2016 Master Plan Update Goals & Objectives related to commercial land uses and 
economic development/redevelopment can be found in the publicly-available 2016 Master Plan Update. 

D. Relationship to Local Objectives  

This Redevelopment Plan sets forth definite local objectives as to appropriate land uses, density of 
population, and improved traffic and public transportation, public utilities, recreational and community 
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facilities and other public improvements. In particular, the Redevelopment Plan provides development 
regulations that regulate development intensity and residential density, allowing for a range of land uses. 
The Redevelopment Plan encourages reuse of buildings and new construction, in tandem with upgrading 
of existing infrastructure and community facilities. 
 
Beyond the Master Plan-related studies mentioned earlier, a number of other plans and studies have 
been prepared for the Redevelopment Area, including: 

Central Business District Design Manual, 1995 

• The Borough’s Highlands CBD Design Manual, Neighborhood Preservation Program (the “Design 
Manual”) was approved in 1995. It is primarily focused on design changes and improvements to 
historic buildings and retail storefronts & signage. The Design Manual is very detailed in terms of 
specific building components such as doors, windows, cladding, and cornices, and leans towards 
traditional materials and architectural styles. However, because it was written before Superstorm 
Sandy and before flood control regulations became more onerous, it is not well suited to alone 
guide anticipated new development in the CBD. For new construction and renovations to existing 
buildings, this Redevelopment Plan supersedes the older Design Manual. Applicants may choose 
to seek guidance from the Design Manual as well, but where a conflict occurs, this 
Redevelopment Plan shall govern. The Design Manual is attached to this Redevelopment Plan as 
an Appendix. 

Intraborough Bicycle Plan, June 2011 

Highlands Recovery Plan, 2013 

Rutgers Bloustein School Studio Report, Spring 2014 

“Getting to Resilience” Recommendations Report, June 2014 

Strategic Recovery Planning Report, September 2014 

• This report identified 13 priority actions that are “‘most urgently needed to improve public safety, 
increase resistance to damage from future storms, and stimulate economic recovery’ (NJ DCA).” 
Of relevance to redevelopment of the Redevelopment Area, priority action #9 was to, 
“[u]ndertake redevelopment study(ies) and prepare plan(s) for areas determined to be in need of 
redevelopment. Previous plans have recommended redevelopment efforts in several areas of the 
borough, including the waterfront and downtown neighborhoods. Moreover, there have also been 
recommendations to... elevat[e] buildings in the downtown area. All of these recommendations 
could be reviewed and, if feasible and acceptable, accomplished through the redevelopment 
planning process.” 

• In addition, priority area #11 stated, “The [Getting to Resilience (GTR)] Report… recommends that 
the Borough’s plans (including the Master Plan and any redevelopment plan) include explicit 
references and recommendations related to resiliency.” 
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Coastal Storm Risk Management Presentation/Briefing, March 2017 

Capital Improvement Program for 2017 

Stormwater Pollution Prevention Plan, April 2018 

Final Integrated Feasibility Report and Environmental Assessment, Raritan Bay and Sandy Hook Bay, 
Highlands, New Jersey, Coastal Storm Risk Management, May 2020 

• This document by the U.S. Army Corps of Engineers assesses the feasibility and environmental 
impact of a series of intervention options to reduce flood risk between the study period of 2026 
to 2076.  

E. Relationship to Highlands Zoning Ordinance  

R E L A T I O N S H I P  O F  T H I S  R E D E V E L O P M E N T  P L A N  T O  T H E  Z O N I N G  O R D I N A N C E  

The Redevelopment Area is located within, and is defined by the boundaries of, the Central Business 
District (CBD) Zone. The boundaries of the CBD Zone and adjacent zoning districts in the Borough are 
shown on the Zoning Map adopted in December of 2018. Uses and bulk requirements permitted in the 
CBD Zone are currently governed by the Borough’s Zoning Ordinance. 
 
This Redevelopment Plan does not supersede the Zoning and Land Use Regulations of the Borough of 
Highlands in Chapter 21 of the Borough’s Revised General Ordinances (the “Zoning Ordinance”), except 
as specifically set forth in the development regulations for the Redevelopment Area. The Redevelopment 
Area shall overlay the existing zoning, and consist of three overlay zone districts, which in a number of 
instances provide different zone regulations than the underlying zoning district. Final adoption of this 
Redevelopment Plan by the Mayor and Council shall be considered an amendment of the Borough of 
Highlands Zoning Map. 
 
F. Definit ions and Terminology 
 
The definitions set forth in the Zoning Ordinance shall apply to this Redevelopment Plan. 
 
As used in this Redevelopment Plan, the following terms shall have the meanings indicated: 
 
“BFE+1” shall mean Base Flood Elevation plus one foot. “Base Flood Elevation” is defined in the Zoning 
and reproduced below in Section V, Flood Requirements.  
 
“Body piercing, tattoo and skin art studio” shall mean any establishment where a body piercing and/or 
tattoo artist conducts the business of piercing the skin or other parts of the body. 
 
“Land Use Board” shall mean the Borough of Highlands Land Use Board. 
 
“Mayor and Council” shall mean the governing body of the Borough of Highlands. 
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“Special Flood Hazard Area” shall mean the areas of special flood hazard for the Borough of Highlands, 
Community No. 345297, which pursuant to Section 21-115 of the Zoning Ordinance are identified and 
defined on the following documents prepared by the Federal Emergency Management Agency: 

1. A scientific and engineering report "Flood Insurance Study, Monmouth County, New 
Jersey (All Jurisdictions)" dated June 20, 2018. 

2. Flood Insurance Rate Map for Monmouth County, New Jersey (All Jurisdictions) as shown 
on Index and panels 34025C0067G, 34025C0069F, 34025C0086G, and 
34025C0088G; whose effective date is June 20, 2018.  

 
“Townhouse” shall mean a “One-family Attached Dwelling” as defined in the Zoning Ordinance (i.e. a one-
family dwelling attached to two (2) or more one-family dwellings by common vertical walls), 
 
“Two-family dwelling” shall mean “a building designed or used exclusively for occupancy by two (2) 
families,” as defined in the Zoning Ordinance. 
 
“Multi-family Dwelling” shall mean any dwelling or part thereof containing three or more dwellings per 
unit, as defined in the Zoning Ordinance. 
 
“Zoning Map” shall mean a document entitled “Zoning Map, Highlands Borough, New Jersey” dated July, 
2018, as may be periodically amended. 
 
Except as otherwise provided herein, words not defined above or in this document that appear in this 
Redevelopment Plan shall be interpreted in accordance with the definitions in the Zoning Ordinance as 
set forth in Section 21-8: “Definitions.” If a term used in this Redevelopment Plan is not defined in the 
Zoning Ordinance, the definition in the Municipal Land Use Law (the “MLUL”), N.J.S.A. 40:55D-1 et seq., 
or the LRHL shall apply. 
 
Throughout this Redevelopment Plan, a conscious distinction is made in the regulations between “shall” 
and “should.” “Shall” or “must” means that a developer is required to comply with the specific regulation, 
without any deviations. “Should” means that a developer is encouraged to comply but is not required to 
do so. If the exact recommendation cannot be met, the Land Use Board will entertain any modification 
that meets the underlying spirit and intent of the regulation and/or the Redevelopment Plan generally. 
 

74

Item 3.



CENTRAL BUSINESS DISTRICT REDEVELOPMENT PLAN  DRAFT 01/13/22  
BOROUGH OF HIGHLANDS, NEW JERSEY   

 17 

IV. GENERAL RECOMMENDATIONS 

Chapters V through IX of this Redevelopment Plan provide specific regulations for land uses and other 
development regulations as are typically included in a redevelopment plan. This chapter provides 
additional recommendations for the Redevelopment Area based on input from survey respondents, 
developers, the Borough, and others. 

A. Design 

 
• Implement building and site design to mitigate flooding impacts and improve stormwater 

management. Given the Redevelopment Area’s location and history, ensuring that new 
development and renovations can withstand flood events will help attract investment and types 
of uses desired by the community. 

• Incorporate sustainability measures. Green design provides benefits to business and property 
owners, as well as to the environment. 

• Make downtown more physically attractive and welcoming. Survey respondents and community 
meeting attendees cited physical improvements as an important part of this Redevelopment 
Plan. Improvements to the streetscape and lighting, additional trees and other plantings, murals 
and burying utility wires were among the suggestions for upgrading the appearance of the Central 
Business District. 

• Preserve historic character and identity. At the same time, as changes are made to the area there 
is still a strong desire to maintain and enhance Highlands’ identity as a waterfront, historic small 
town. 

• Provide Gateway treatments at important intersections. Providing streetscape features such as 
paver crosswalks, signage, public art, and buildings with prominent design elements would 
reinforce the Central Business District’s identity as a distinct place. 
Focus on key sites with the potential to spur additional redevelopment. There are a number of 
properties within the Redevelopment Area that are adequate in size or possess other factors that 
make them appropriate for larger-scale development and have the ability to positively influence 
nearby areas. 

B. Coordination 

• Improve connections to the Shrewsbury River, Sandy Hook Bay, the Twin Lights and other nearby 
attractions. While the waterfront is located outside the Redevelopment Area, Highlands’ setting 
on the Shrewsbury River and Sandy Hook Bay at the northern tip of the Jersey Shore is essential 
to its character. Nearby beaches and the Twin Lights also bring large numbers of visitors to the 
area who represent a significant potential market for shops, services and eateries in the Central 
Business District.Align redevelopment efforts in the Central Business District with other 
redevelopment and planning initiatives. There are opportunities for synergy between projects in 
Highlands such as the Captain’s Cove and Shadow Lawn redevelopments, improved waterfront 
access, upgrades to utility infrastructure and potential “Transit Village” designation.  

C. Uses 

• Continue to permit and support a range of commercial uses and attractions. Highlands has a 
variety of existing businesses, but would be benefit from additional complementary uses, 
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including businesses not currently located in the Redevelopment Area, attractions, arts, culture 
and entertainment. 

• Permit residential-only development in accordance with design that enhances the streetscape. 
While commercial uses and mixed-use development will continue to be permitted throughout the 
CBD Zone District, new residential development will also be permitted, subject to flood control, 
land use, bulk restrictions, and other regulations.Provide housing for a diverse population. New 
and renovated residential units should include a range of sizes, types and prices. 

D. Circulation 

• Incorporate “Complete Streets” principles in street and site design. Private and governmental 
actions implementing this Redevelopment Plan should consider the needs of pedestrians, 
bicyclists, public transit users, and motorists during design and throughout all stages of any new 
roadway or streetscape project, in order to make streets safer for all users. 

• Promote pedestrian activity and bicycle usage. Taking the above recommendation one step 
further, building and site design should consider the existing prevalence of non-motorized 
transportation in the Redevelopment Area and environs and support walking and bicycling. 

• Utilize creative design techniques to provide adequate parking. While parking is necessary to 
support most uses, addressing parking requirements onsite is not feasible or necessary for all 
uses. Allowing shared parking among uses, providing additional publicly available parking, and 
allowing payment in lieu of providing parking are some of the measures that should be 
considered. 
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V. FLOOD REQUIREMENTS 

A. General Zoning and Land Use Regulations  

F R O M  A R T I C L E  I I ,  D E F I N I T I O N S  

 
The following is from the Borough of Highlands’ Zoning and Land Use Regulations, Article II, Definitions. 

FLOODPROOFING.  

Measures applied to a building that are intended to prevent or provide resistance to 
displacement, buoyancy and damage from flooding up to a certain elevation, so as to 
eliminate or reduce potential flood damage to the building and its contents. There are 
two (2) types of floodproofing: 

• Wet floodproofing, which are measures that allow floodwaters to enter a 
building, and thereby balance hydrostatic pressure on the structure during a 
flood. Wet floodproofing generally includes using flood-resistant materials, 
protecting mechanical and utility equipment, and using openings or 
breakaway walls; and 

• Dry floodproofing, which are measures that prevent floodwaters from 
entering a building. Dry floodproofing generally includes making the building 
watertight through sealing openings, installing waterproof doors and 
windows, or sealing walls with waterproof coatings, impermeable membranes 
and/or a supplementary layer of masonry or concrete. 

 
It should be emphasized that for the CBD of Highlands, dry floodproofing is a strategy that can be used to 
protect retail or commercial space below the Base Flood Elevation (“BFE,” see next section); but it is not 
allowed as a measure to protect residential buildings, except for parts of a building that are used for 
access, parking, or storage. With dry floodproofing, building walls and foundations may require retrofitting 
to be strong enough to withstand hydrostatic pressure from water and scouring, shearing, and overturning 
forces. Dry floodproofing is most practical when the BFE is less than 3 feet above grade1, due to the 
excessive hydrostatic forces. 

F R O M  A R T I C L E  X X I V ,  F L O O D  D A M A G E  P R O T E C T I O N  

The following sections are from the Borough code chapter on Flood Damage Protection, which deals with 
the Borough as a whole (that is, it is not specific to the CBD).  
 
BASE FLOOD ELEVATION (BFE). This is defined (§21-113) as follows: 

 
1  Sources: Coastal Flood Resilience Design Guidelines, Boston Planning and Development Agency, Draft, 
September 2019, page 47; and Resilient Retail, NYC Department of City Planning, July 2016, page 36. 
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The flood elevation shown on a published Flood Insurance Study (FIS) including the Flood 
Insurance Rate Map (FIRM). For zones AE, AH, AO, and A1-30 the elevation represents the 
water surface elevation resulting from a flood that has a 1-percent or greater chance of 
being equaled or exceeded in any given year. For zones VE and V1-30 the elevation 
represents the stillwater elevation (SWEL) plus wave effect (BFE = SWEL + wave effect) 
resulting from a flood that has a 1-percent or greater chance of being equaled or 
exceeded in any given year. 

 
Most occupiable, usable space in a building is required to be elevated to at least one foot above the BFE. 
Therefore, for brevity, this Redevelopment Plan often uses the term “BFE+1” as shorthand to mean “Base 
Flood Elevation plus one foot.” 
 
LOWEST FLOOR. This is defined  as follows: 

The lowest floor of the lowest enclosed area (including basement). An unfinished or flood 
resistant enclosure, usable solely for the parking of vehicles, building access or storage in 
an area other than a basement is not considered a building's lowest floor provided that 
such enclosure is not built so as to render the structure in violation of other applicable 
non-elevation design requirements of 44 CFR Section 60.3. 

 
The Lowest Floor is an important concept because where retail or other active uses are encouraged or 
required, the Redevelopment Plan permits it to be built at-grade and dry-floodproofed, or raised at least 
one foot above the Base Flood Elevation, on what is effectively the second floor of the building. In either 
case, the floor containing the retail or other active space would be considered the Lowest Floor.  In 
certain Overlay and Gateway Areas, an incentive in the form of additional height is provided to encourage 
retail or other active uses at the ground floor, where it can best create active streetscapes.  

GENERAL STANDARDS: ENCLOSURE OPENINGS  

The Zoning Ordinance (§21-124.5) specifies that: 

All new construction and substantial improvements having fully enclosed areas below the 
“lowest floor” that are usable solely for the parking of vehicles, building access or storage 
in an area other than a basement and which are subject to flooding shall be designed to 
automatically equalize hydrostatic flood forces on exterior walls by allowing for the entry 
and exit of floodwaters.  

SPECIFIC STANDARDS: RESIDENTIAL CONSTRUCTION 

The Zoning Ordinance (§21-125.1) specifies, in part, that: 

New construction and substantial improvement of any residential structure located in an 
A or AE Zone shall have the “lowest floor,” including basement together with the 
attendant utilities (including all electrical, heating, ventilating, air-conditioning and other 
service equipment) and sanitary facilities, elevated at or above the Base Flood Elevation 
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plus one (1) foot or as required by ASCE/SEI 24-14, Table 2-1, whichever is more 
restrictive. 

SPECIFIC STANDARDS: NONRESIDENTIAL CONSTRUCTION  

The Zoning Ordinance (§21-125.2) specifies, in part, that: 

All new construction and substantial improvement of any commercial, industrial or other 
nonresidential structures located in the AE Zone shall have the “lowest floor,” including 
the basement together with the attendant utilities and sanitary facilities as well as all 
electrical, heating, ventilating, air-conditioning and other service equipment: 

• Either elevated to or above the Base Flood Elevation plus one (1) foot or as 
required by ASCE/SEI 24-14, Table 2-1, whichever is more restrictive; or  

• To be floodproofed so that below the base flood level plus one (1) foot or as 
required by ASCE/SEI 24-14, Table 6-1, whichever is more restrictive, the 
structure is watertight with walls substantially impermeable to the passage of 
water. 

 
For non-residential uses, the first of the two approaches is more affordable, but would result in a gradual 
shifting of ground-floor retail spaces to an elevated zone, making for a fragmented downtown sidewalk 
environment. For this reason, this Redevelopment Plan provides a strong incentive for retail or other 
active uses to be provided at the ground floor, by means of a height bonus for higher story heights and a 
full additional story. See Section VIID, Building Height.  

COASTAL A ZONES (§21-126) 

The Coastal A Zone of the Special Flood Hazard Area is an area that is subject to ‘Moderate Wave Action,’ 
and includes a large swath of Highlands along the beach coastline. It does not include the AE zone, and 
therefore does not affect building in the CBD Zone. Nevertheless, it is instructive to compare the 
requirements of the Coastal A zone with those of the AE zone, to see how building form could differ. In the 
Coastal A zone, all new construction and substantial improvements are required to be elevated on pilings 
or columns to a minimum height of Base Flood Elevation plus one foot. All space below is required to 
allow the unimpeded flow of water, except for breakaway walls. With such requirements, no lobbies, 
showrooms, or other active retail spaces could be provided below BFE+ 1 foot in the A zone, even if such 
spaces were dry-floodproofed. 
 
In contrast, the CBD Zone lies in the AE zone, and therefore is permitted to include dry-floodproofed at-
grade space for retail or commercial uses, which helps to preserve the traditional downtown feeling of 
sidewalks lined by shops and restaurants.  
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B. The Base Flood Elevation in the CBD 
Nearly all of Highlands’ entire CBD Zone lies in FEMA’s designated “AE” zone. The designated Base Flood 
Elevation here is 11 feet (based on the North American Vertical Datum of 1988)2, as shown on Figure 4. 
The ground elevation along Bay Avenue ranges from roughly 4 feet to nearly 6 feet3. Properties on the 
south side of Shore Drive within the CBD Zone are generally higher, at 8 to 9 feet elevation. 
 
As explained above, Borough zoning requires that all residential living spaces be elevated at least one 
foot above the Base Flood Elevation of 11 feet in the CBD Zone, a “BFE+1” of 12 feet. Therefore, the 
“lowest floor” of residential living space will have to be located at least about 5 or 7 feet above grade for 
most parcels along Bay Avenue. Facing this situation, most residential builders will decide to create an 
even higher space under the building, to accommodate parking, so that the “lowest floor” may be closer 
to eight (8) to ten (10) feet above grade.  
 
Similarly, a developer required to provide retail or other commercial uses on the Lowest Floor of a building 
in the CBD will find it more cost-effective to put the retail above BFE+1, over an at-grade level of parking. 
Because elevated retail does not contribute as well to creating active, interesting sidewalks, this 
Redevelopment Plan offers strong incentives for retail to be provided at-grade. The Design Standards in 
Chapter IX of this Redevelopment Plan address this challenge. 

C. Adapting the Ground Floor of Existing Buildings  

A D A P T I N G  M I X E D - U S E  A N D  C O M M E R C I A L  B U I L D I N G S  

While existing mixed-use or commercial buildings in the CBD may be adapted by dry-floodproofing their 
ground floors, such an approach can be prohibitively expensive. Another approach that is possible if the 
ground floors have a sufficiently high floor-to-ceiling height, is to construct a raised floor area within the 
ground floor at or above the required BFE+1. The approach is two-fold:  

• Where permitted by zoning and flood control regulations, the lower-value, less-critical areas of the 
ground-floor (such as restaurant seating or merchandise display areas), would be wet-
floodproofed, allowing them to flood through intentional openings in the walls. These “sacrificial” 
floodable areas are best located within the front of the ground-floor space in order to allow views 
into the space from traditional storefront windows at sidewalk level. At a minimum, an entry lobby 
for the retail space can be provided in this floodable area at the sidewalk grade.  

• The more critical areas of the ground floor (such as mechanical equipment, cash registers, and 
kitchen appliances) would be elevated above BFE+1 at the rear or center of the space, located on 
a dry-floodproofed raised-floor podium or hung on brackets from the ceiling, and connected to the 
wet-floodproofed areas by an internal staircase or ramp. Alternately, if ceiling heights and 
budgets allow, the majority of the ground-floor uses could be raised on a podium. 

A D A P T I N G  R E S I D E N T I A L  B U I L D I N G S  

Existing all-residential buildings with residential space on the ground floor may be adapted by dry-
floodproofing the ground floor and converting it to retail or commercial use, which is permitted below the 

 
2 Source: FEMA FIRM for Monmouth County, NJ Panel 88 of 457. Last updated June 20, 2018.  
3 Source: FEMA FIRM map at https://apps.nationalmap.gov/viewer/ , using Spot Elevation Query in toolbar.  
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Base Flood Elevation. Alternately, the ground-floor space could be wet-floodproofed and converted to 
parking and/or storage. Provided the building still complies with height limits, it might be possible to 
make up the residential space lost from the ground floor on a new top floor, with structural retrofitting as 
necessary to support the new floor. 

81

Item 3.



CENTRAL BUSINESS DISTRICT REDEVELOPMENT PLAN  DRAFT 01/13/22  
BOROUGH OF HIGHLANDS, NEW JERSEY   

 24 

VI. LAND USE REGULATIONS 

A. Introduction 
This section provides regulations for future land uses within the Redevelopment Area. The designations 
are based on analysis of existing land uses, suitability for new uses and the availability of redevelopable 
land. The proposed land uses recognize existing conditions within the Redevelopment Area, while in some 
instances proposing changes in use to further the goals and objectives of this Redevelopment Plan. 

B. Redevelopment Overlay Zones 
The Redevelopment Plan includes three redevelopment overlay zones as designated on Figure 5, 
Redevelopment Overlay Zones and Gateways, Generally, the uses listed for the underlying CBD Zone 
continue to be permitted throughout the CBD, with some modifications and additions,  as follows: 

C B D  R E D E V E L O P M E N T  O V E R L A Y  1  ( C - R O - 1 )  

The C-RO-1 Overlay Zone includes properties on both sides of Bay Avenue between Barberie Avenue and 
Cedar Avenue.  It allows all uses currently permitted in the underlying CBD Zone District. Buildings in 
Overlay 1 (and in Overlays 2 and 3) are permitted a base maximum height of 40 feet.  

C B D  R E D E V E L O P M E N T  O V E R L A Y  2  ( C - R O - 2 )  

The C-RO-2 Overlay Zone covers the largest portion of the Bay Avenue corridor in the CBD Zone District. It 
allows all the uses permitted in Overlay 1, and adds Bed and Breakfast uses. In addition, a Height Bonus 
Option A allows buildings in Overlay 2 to gain an additional four (4) feet (up to 44 feet total) if they comply 
with certain requirements for active uses and front setbacks. See Section VII.D., Building Height for more 
information.  

C B D  R E D E V E L O P M E N T  O V E R L A Y  3  ( C - R O - 3 )  

The C-RO-3 Overlay Zone is located at the eastern portion of the Borough, in areas where greater building 
height and larger scale development can be accommodated and would be appropriate. The intention is to 
focus more intense development in limited locations within the Redevelopment Area. Beyond allowing all 
these uses permitted in Overlays 1 and 2, Overlay 3 also permits Hotels. The same Height Bonus Option A 
provided in Overlay 2 is also an option in Overlay 3, for an additional 4 feet (up to 44 feet total). In 
addition, a Height Bonus Option B allows buildings in Overlay 3 to gain an additional 14 feet (up to 54 
feet total) if they comply with certain stronger requirements for active ground-floor uses and front 
setbacks. See Section VII.D., Building Height for more information.  
 
Floodproofing requirements, described below, also restrict what uses may go above and below the Base 
Flood Elevation.  
 
It should be noted that uses on properties for which the zoning designation is changed may continue as 
legal non-conforming uses as a matter of law, regardless of any change in the zoning designation. It is 
only when the property owner seeks to change the existing use to another use that the new zoning 
standards will apply. 
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C.  Gateway Parcels 
Special Gateway treatments are encouraged at certain intersections to reinforce the Central Business 
District’s identity as a distinct place and create a sense of entry to the Borough. The three “Gateways” 
are: Waterwitch Avenue at Huddy Park, between Bay Avenue and Shore Drive; Miller Street between 
Shore and Bay; and the eastern end of Bay Avenue near the Veteran’s Memorial Park. These Gateway 
locations correspond to the intersections identified for special treatment in the 1995 Highlands CBD 
Design Manual. Figure 5, Redevelopment Overlay Zones and Gateways, shows the designated Gateway 
parcels.  
 
In order to create a sense of arrival at these locations, this Redevelopment Plan requires architectural 
massing to create a focal point for new construction in the Gateway parcels. Such focal point elements 
should be located along Bay Avenue; or at the corner of Bay and Waterwitch Avenue or Bay and Miller 
Street; where a parcel does not adjoin Bay Avenue, the focal element should be along Waterwitch Avenue 
or Miller Street,  
 
Specifically, Gateway parcel buildings shall include massing elements that emphasize the Gateway at a 
corner or along a street corridor, for example: towers, cupolas, bay windows, corner entries, contrasting 
window or glazing patterns, and/or higher and varied roof heights and shapes. Generous front porches or 
roof terraces are recommended for residential buildings.  
 
In addition, retail or other uses are encouraged at the ground level or on an elevated Lowest Floor of 
buildings in Gateway parcels, and buildings are encouraged to provide deeper front setbacks that are 
landscaped as plazas. To help achieve these goals, buildings on Gateway parcels that fall within Overlay 2 
or 3 are eligible for an additional four (4) feet of height (to a maximum of 44 feet) if they meet the 
requirements for the Height Bonus Option A. Buildings on Gateway parcels in Overlay 3 are eligible for an 
additional 14 feet of height (to a maximum of 54 feet) if they meet the requirements for the Height Bonus 
Option B. Refer to Section VII.D, Building Height, for more information.   

D. Permitted Uses 
All uses permitted in the underlying CBD zoning district shall continue to be permitted. The following 
additional uses are permitted in certain redevelopment overlay zones, as discussed below. 

C B D  R E D E V E L O P M E N T  O V E R L A Y  1  ( C - R O - 1 )   

In addition to uses permitted in the underlying CBD Zone District, such as existing single-family homes, 
“residential above the first floor,” stand-alone retail or commercial, and mixed-use buildings with 
residential over retail or commercial uses, the C-RO-1 Overlay Zone also permits the following uses: 

• Public parks and open space.  
• Townhouses. 
• Multi-family dwellings. 
• Mixed-use buildings with any of the permitted uses stacked vertically within a building.  
• Body piercing, tattoo and skin art studio as a conditional use, subject to the following 

requirements: 

o Tattoo samples shall not be displayed in such a manner as to be visible to the general 
public outside the studio. 
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o Window displays shall not contain sample artwork or posters that have not been 
professionally mounted or framed. 
All establishments must comply with all health requirements of the Borough of 
Highlands and the Health Department of the State of New Jersey. 

C B D  R E D E V E L O P M E N T  O V E R L A Y  2  ( C - R O - 2 )  

The C-RO-2 Overlay Zone comprises a large number of fairly small parcels that abut residential zones, 
generally located along both sides of Bay Avenue between Huddy and Barberie Avenues and between 
Cedar Avenue and Miller Street, and also on the north side of Bay Avenue between Miller Street and 
Shrewsbury Avenue. 
 
The C-RO-2 Overlay Zone permits all uses from the underlying CBD Zone District, and also permits all uses 
allowed in the C-RO-1 Overlay Zone. In addition, the C-RO-2 Overlay zone permits the following uses: 
 

• Bed and breakfasts, which are designated as Conditional Uses in current zoning, are hereby 
changed to a Permitted Use in this Redevelopment Plan for Overlay 2. Bed and breakfasts shall 
comply with their conditional use requirements in the current Zoning Ordinance, §21-97.A 
Conditional Uses: Bed and Breakfasts. However, adherence to such requirements shall not be 
construed to mean that such businesses are a conditional use in the CBD; they are permitted 
uses.  
Mixed-use buildings with any of the permitted uses stacked vertically.  

C B D  R E D E V E L O P M E N T  O V E R L A Y  3  ( C - R O - 3 )  

The C-RO-3 Overlay Zone includes more parcels with wider lots offering more flexibility in building design, 
and in a location where greater building height and larger scale development can be accommodated 
without affecting adjoining single-family homes.  
 
The C-RO-3 zone permits all uses from the underlying CBD Zone District, as well as those from the C-RO-1 
and C-RO-2 Overlay Zones, In addition, the C-RO-3 Overlay Zone permits the following uses: 
 

• Hotels, which are designated as Conditional Uses in current zoning, are hereby changed to a 
Permitted Use in this Redevelopment Plan for Overlay 3. Hotels shall comply with their conditional 
use requirements in the current Zoning Ordinance, §21-97.K, Conditional Uses: Hotels. However, 
adherence to such requirements shall not be construed to mean that such businesses are a 
conditional use in the CBD; they are permitted uses.  
Mixed-use buildings with any of the permitted uses stacked vertically.  

A C T I V E  U S E S  

See Section VII.D. Building Height, for an explanation of Active Uses as related to building height bonuses.  
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VII. BULK REGULATIONS 

A. Setbacks 
Minimum required building setbacks are largely the same as in underlying zoning, as follows. 

F R O N T  S E T B A C K  

For all properties in the CBD zone, a minimum two (2) foot front setback is required. This will help to 
increase the effective sidewalk width. The required two-foot setback area must be paved with concrete in 
a similar pattern and material as the public sidewalk. 
 
Where a property is a through lot that adjoins Bay Avenue on one side and another public street on the 
opposite frontage, Bay Avenue shall be defined as the front street.  
 
Section D, Building Height, below, discusses optional height bonuses tied to various improvements, 
including providing a deeper front setback of at least eight (8) or 12 feet.  

R E A R  S E T B A C K  

The minimum rear setback is 12 feet.  

S I D E  S E T B A C K  

No side yard setback is required where a property borders another property that is also located in the 
CBD Zone, however, if any side yard is to be provided, it shall be at least five (5) feet wide. 
 
Where the side lot line of a property in the CBD Zone directly adjoins a property in a residence zone (that 
is, not where an intervening public street creates a separation), a side yard of minimum five (5) feet wide 
is required, and shall include a buffer as described in existing zoning, Section 21-65.3 Buffers.  

B. Coverage 

L O T  C O V E R A G E  

Maximum lot coverage is 80 percent. 

L O T  C O V E R A G E  B O N U S  F O R  O V E R L A Y  Z O N E  3  

As an incentive to create more active and pedestrian-friendly streetscapes, lot coverage for buildings in 
Overlay Zone 3 may be increased to 88 percent if a building attains the requirements for the Height 
Bonus Option B. These include having  retail or other active uses on the ground floor frontage with 
minimum depth of 25 feet and a front setback area of minimum depth of 12 feet. Refer to Section VII.D, 
Building Height, below, for the full requirements.  

B U I L D I N G  C O V E R A G E  

Maximum building coverage is 80 percent. 
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C Floor Area Ratio 
Floor area ratio (FAR): No minimum or maximum FAR is required.  

D. Building Height 

M E A S U R E M E N T  O F  H E I G H T   

Refer to the Appendix for illustrations of how buildings can be constructed within the allowable maximum 
base height of 40 feet and the allowable maximum bonus heights of 44 feet and 54 feet, described next. 
The illustrations also show how total maximum possible building height will vary depending on the 
finished grade. 

Existing Zoning Code’s Definition of Height 

The existing zoning defines  building height and grade plane as follows.  

BUILDING HEIGHT: The vertical distance as measured from the grade plane to the 
average height of the highest roof surface. In the case of sloped roofs, the average height 
is the mid-point between the lowest roof eave of the top floor and the roof ridge. In the 
case of a building that has multiple roof levels, the highest roof levels must be used to 
determine the building height. Chimney, elevator equipment and mechanical utility 
equipment and any associated screening or enclosures may exceed the permitted 
"building height" by up to ten (10) feet, or up to ten (10%) percent above the permitted 
building height, whichever is less.  

GRADE PLANE:  Shall be defined as follows: 

A.   Areas Located Outside the Flood Hazard Area: A reference plane representing the 
average of the finished ground level adjoining the building at all exterior walls. Finished 
grade shall be preconstruction grade on level sites and not in excess of two (2) feet above 
the preconstruction grade on the upland side(s) of a structure on sloping sites. 

B.   Areas or Portions of the Building Area of a Lot Located Within the Flood Hazard Area: 
The reference plane shall be the more restrictive of the base flood elevation or advisory 
base flood elevation of the flood hazard area plus one (1) foot. 

 
The existing building height definition provides an incentive for pitched roofs because it measures height 
to the midpoint of a sloping roof, but to the deck level of a flat roof.  
 
The zoning requires that height for all parcels within the Flood Hazard Area – which includes nearly the 
entire CBD – be measured with respect to the Base Flood Elevation plus one foot (“BFE+1”), which is 12 
feet for this area. Therefore, parcels on lower ground will have more available buildable height for livable 
space because there is more height available below the 12-foot BFE that can be used for parking.  
 
In addition to the zoning definition above, this Redevelopment Plan adds a clarification for the CBD: 
rooftop parapets are permitted to exceed maximum building height by up to four (4) feet.  
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B O N U S E S  F O R  A D D I T I O N A L  H E I G H T  A L L O W A N C E   

Height Bonus Option A (Overlays 2 and 3) 

In Overlay Zones 2 and 3, a Height Bonus Option A provides for the option of building height to be 
increased by an additional four (4) feet, for a total of 44 feet maximum height. The intention of this bonus 
option is to provide for more generous and higher-quality floor-to-floor heights, such as 12 to 14 feet for 
the Lowest Floor, and 11 feet for each of the upper floors. Requirements to gain this Height Bonus Option 
A shall include all of the following:  

• The building shall provide a minimum eight (8)-foot deep front setback. The front setback area 
shall be improved with decorative paving and landscaping and at least a portion shall serve as an 
extension of the public sidewalk. Larger shade trees are encouraged, particularly to augment any 
gaps in street trees within the public sidewalk.  

• All surfacing in the front setback shall be designed and maintained to permit infiltration of 
stormwaters, such as via porous paving, rain gardens, coarse gravel, and/or landscaping.  

• The building shall provide active uses (see definition below) of minimum depth 15 feet on the 
Lowest Floor (as defined in zoning; this might be a dry-floodproofed ground floor or a floor raised 
above the BFE); and of minimum width of 50 percent of the building frontage. 

• Any raised Lowest Floor active uses shall be accessed from the sidewalk by stairs leading up to 
an elevated deck or porch of minimum five (5) feet depth and occupying at least half of the 
building facade width. Stairs that are recessed within the building facade, and elevators, are not 
a means to meet this requirement; however, they may be provided as a secondary means of 
access.  

• The Lowest Floor shall have a minimum internal clear height of 11 feet (floor to ceiling).  
• Required setback areas may not be fenced off from the public sidewalk.  

• The top floor of buildings that use the Height Bonus Option A shall comply with front and rear 
Stepbacks, as defined in Section IX.A.4. Massing and Articulation / Stepbacks, below. 

Height Bonus Option B (Overlay Zone 3 only) 

In Overlay Zone 3 only, a Height Bonus Option B provides for the option of building height to be increased 
by an additional 14 feet, for a total of 54 feet maximum height. (This bonus is not cumulative with Height 
Bonus Option A.) The intention of this bonus is to provide for generous floor-to-floor heights and a full 
additional story, as compensation for the expense of providing dry-floodproofed ground-floor active uses. 
Requirements to gain this Height Bonus Option B shall include all of the following:  

• The building shall provide a minimum 12-foot deep front setback. A portion of the front setback 
area shall serve as an extension of the public sidewalk. 

• All surfacing in the front setback shall be designed and maintained to permit infiltration of 
stormwaters, such as via porous paving, rain gardens, coarse gravel, and/or landscaping.  

• The building shall provide dry-floodproofed, ground-floor, active use(s), (see definition below) of 
minimum 25-foot depth and occupying at least 50 percent of the building frontage.  “Ground 
floor” shall mean that the finished floor of the active use is within three (3) feet of the grade of 
the sidewalk at the store entry. All such ground floor uses shall be constructed in compliance with 
Borough Zoning §21-125.1 and §21-125.2, which govern Residential and Non-Residential 
Construction in Areas of Special Flood Hazard.  
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• The path to ground-floor entries shall remain unobstructed, but the remainder of the setback 
area shall be designed as a plaza with decorative paving, landscape planters, low and medium-
height plantings, and small ornamental trees. Larger shade trees are encouraged, particularly to 
augment any gaps in street trees within the public sidewalk. Where appropriate to the adjoining 
use, the setback area shall include seating for outdoor dining or space for merchandise sales; 
otherwise, informal public seating shall be provided, such as a bench, small tables and chairs, or 
a low stone wall around a landscaping area. Pedestrian-scaled lighting and bicycle racks are 
encouraged as well.  

• The second floor and all upper floors may include any of the permitted uses for Overlay Zone 3.  
• Front porches and decks are permitted for the second floor and upper floors, and may include a 

staircase from the ground level.  
• The ground floor shall have a minimum internal clear height of 12 feet (floor to ceiling).  
• Required setback areas may not be fenced off from the public sidewalk.  
• The top floor of buildings that use the Height Bonus Option B shall comply with front and rear 

Stepbacks, as defined in Section IX.A.4. Massing and Articulation / Stepbacks, below. 
• Maximum lot coverage is permitted to increase from 80 percent to 88 percent if all requirements 

for this Height Bonus Option B are attained. See Section VII.B, Coverage, above.   

D E F I N I T I O N  O F  A C T I V E  U S E S  

Active uses at the ground floor, and to a lesser degree, on an elevated floor, create more pedestrian foot 
traffic, vibrancy, and visual interest at the sidewalk. Active uses that are permitted to be provided towards 
meeting the Height Bonuses, Option A or Option B, requirements include, but are not limited to: 

• Restaurants, cafes, retail shops, boutiques, and kiosks, grocery stores, banks, certain types of 
walk-in service retail, such as hair salons and realtors, and art-related uses such as galleries, 
studios, and workspaces.  

• Shared support spaces for upper floor residential units, such as lobbies and amenity areas such 
as resident lounges, mail rooms, game rooms, and work-out rooms.  

The following uses are not permitted to count as active uses in the Height Bonus requirements because 
they tend not to contribute visual activity or “eyes on the street”:  

• Office-type commercial uses, such as professional offices, law and accountant offices, insurance 
offices, and medical offices, and private residential units. 

E. Required Open Spaces 

P R I V A T E  O P E N  S P A C E   

For residential uses, this Redevelopment Plan applies a similar requirement for private open space as in 
existing zoning §21-91, A.4.b, with a couple of minor changes to remove the per-bedroom open space 
requirement and to allow porches, as follows.  
 
For any building containing residential uses, outdoor living space is required at the rate of one hundred 
(100) square feet per unit; however, no additional open space is required based on the number of 
bedrooms. Each unit’s minimum 100 square feet of outdoor space shall be private to and connected 
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directly to the unit, either adjoining a floor of the unit or connected by a private staircase to the roof or the 
ground. 
 
This private open space may be provided through any combination of outdoor, open-air spaces  at ground 
level,  directly adjacent to the unit and elevated in the form of balconies, decks, porches, and/or in the 
form of roof top terraces. Compared to existing zoning, porches – which are typically defined as an 
outdoor space that is covered with a roof -- are a new permitted format for the required private outdoor 
open space, and should provide more flexibility in building design because they can be covered with a 
roof or another floor of uses. 
 
The areas provided shall be for the exclusive use of the adjoining residential unit and shall be sufficiently 
screened or otherwise designed to insure such privacy and exclusive use.  
 
Front setback open spaces may not be counted as Private Open Spaces if they are provided as part of the 
minimum front setback requirements for Height Bonuses, Option A or Option B, as such spaces are 
intended to be public or shared communal spaces.  
 
Open spaces must be exterior, out of doors, and open air. Indoor spaces such as resident lounges and 
gyms do not count as private open space.  

P U B L I C L Y - A C C E S S I B L E  O P E N  S P A C E  

Buildings with retail or commercial space are encouraged to provide a plaza or pocket park with room for 
outdoor dining, café seating, merchandise sales, and/or informal public seating within front setbacks or 
any street-facing setbacks. This is encouraged even when the front setback is not tied to a Height Bonus. 
Benches, landscape planters, and small ornamental trees and bushes are encouraged in these front 
areas as well.  
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VIII. PARKING AND CIRCULATION 

A. Vehicular Parking  

P A R K I N G  S U P P L Y  

Ordinance O-21-29 (2021) 

Borough Ordinance O-21-29 (June 2021) amended Section 21-65.14 of the Zoning Ordinance to address 
off-street parking requirements across the entire Borough. The new Ordinance continues to permit 
required parking to be provided on-site or off-site, and contains provisions that make it easier to provide 
parking for new development, such as:  

• Residential uses are permitted to count first any available on-street parking spaces before 
determining the number of parking spaces that must be provided off-street.  

• Outside the CBD, the non-residential parking requirement (excluding restaurants and bars) was 
lowered to 1 space per 600 square feet.  In the CBD , the requirement remained one space for 
every 300 square feet GFA; however, a new exemption was added that allows the first 1,000 SF 
of GFA to be exempt from any parking requirements. The net result of these changes penalizes 
larger non-residential uses (those over 2,000 SF) in the CBD by imposing higher parking 
requirements than elsewhere in town.  

• If the required non-residential parking supply cannot be provided on-site, the developer is 
required to pay an annual fee to the Highlands Capital Improvement Fund based on the number 
of deficient spaces so that the Borough may provide the parking at one of its municipal lots.  

• Where a shared parking approach for uses with different peak demand periods could result in a 
total overall lower parking requirement, the Borough may allow the construction of the lesser 
number of spaces, provided the site plan shows how the additional space will be provided if 
necessary. 

In order to streamline and unify parking regulations in the CBD, this Redevelopment Plan includes new 
parking ratios (below) that shall replace those of Ordinance O-21-29.  The Borough shall strike from 
Ordinance O-21-29 any regulations specific to the CBD.  

New Minimum Parking Ratios for Residential in the CBD  

• Single-family detached and townhouses: follow RSIS for single-family, namely 1.5 spaces for a 2-
BR, 2.0 spaces for 3-BR, and 2.5 spaces for 4-BR, and 3.0 spaces for 5+ BR.  

• Two-family attached and multi-family buildings with three (3) or more units: follow RSIS for 
Midrise Apartments, namely 1.8 spaces for 1-BR, 2.0 for 2-BR, and 2.1 for 3-BR.  

• BONUS PARKING REDUCTION: Any residential units in a building in Overlay Zones 2 or 3 
containing retail or other active use on the Lowest Floor or ground floor, as specified for Height 
Bonuses, Option A or Option B in the Section VII.D, Building Height, may elect to follow the lower 
RSIS standards for High-Rise Apartments, namely: 0.8 spaces for 1-BR, 1.3 spaces for 2-BR, and 
1.9 spaces for 3-BR.  
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New Minimum Parking Ratios for Non-Residential in the CBD 

• Bars and restaurants shall provide 1 space per 4 seats or stools (same as the Parking Ordinance 
O-21-29). 

• For other non-residential uses: The first 1,000 square feet of non-residential space shall be 
exempted from parking requirements. After that, parking ratios shall be 1 space per 600 square 
feet of non-residential space. Where a building contains more than one non-residential space or 
storefront, the areas of each space shall be combined before deducting the 1,000 SF exemption, 
and the remaining space shall be used to determine required parking for all the non-residential 
areas as a whole. In other words, the 1,000 SF exemption may only be used once per building.  

• Similar to how residential parking is addressed in Ordinance O-21-29, non-residential uses are 
now also permitted to first count any available and adjacent on-street parking spaces before 
determining the number of off-street parking spaces to be provided.  

P A R K I N G  A C C E S S  

Where possible on corner lots and through lots, structured parking and open parking areas under 
buildings should not be accessed from Bay Avenue, but rather should be accessed from the rear of the lot 
or from a side street. Such access allows for a more inviting and safer street frontage, without the 
interruption of garage doors or driveways. 
 
The permitted number and width of driveways and curb cuts from a public street are discussed in existing 
zoning, Section 21-65.5, Driveways. In addition, in the CBD, continuous curb cuts (such as lead to a row 
of pull-in parking spaces) are prohibited.  

P A R K I N G  D E S I G N  A N D  B U F F E R I N G  

Surface Parking Lots 

The Borough’s Parking Ordinance (Amending Section 21-65-14 of the Borough Code) includes regulations 
that appear to apply to surface parking lots, and require that non-residential parking areas be “delineated 
by a treated wood guide rail … a minimum of 30 inches above grade and consist of vertical and horizontal 
members.” The purpose of the guide rail appears to be to screen and improve the appearance of open, 
exposed parking areas.  

Parking Garages 

The Ordinance also specifies that parking garages, where permitted and constructed, shall incorporate 
“features to add visual interest and improve the overall appearance of the structure as viewed from the 
street.” 

Exposed Parking Level on Ground Floor of a Building  

Where the ground-level of a building, regardless of the building use, includes parking spaces that are 
exposed along any street frontage, one or more of the following improvements shall be included to soften 
the view of the parked cars. Any portion of street-facing building frontage that remains open, with the 
exception of driveways and garage entries, shall be buffered with a low masonry wall of one to three feet 
in height, a decorative fence of three to four feet in height, and/or a landscaping planter bed. Plantings, if 
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used, should include a variety of species and should include those that maintain shape and texture 
through the winter, such as evergreens and tall native grasses. Alternately, the entire parking facade 
(except for driveways and garage entries) may be covered with a wood or PVD lattice screen, set within or 
behind regularly-spaced piers or columns.  

Solid Walls around Parking Level on Ground Floor of a Building   

Where all or a portion of a ground floor garage’s solid facade wall faces a public street, it is important to 
break down the scale of the garage facade and provide some transparency and connection to the street. 
This is likely only an issue on wider parcels that have extensive street frontage, or on a corner lot; on the 
typical interior-block narrow residential lot, the garage door and porch stairs or front door likely occupy the 
entire street-facing facade, leaving little area of “blank” garage wall along the street.  
 
Accordingly, any portion of a ground floor garage’s solid facade wall that faces a public street shall 
include the following measures. Windows and/or ventilation screens or grates should be provided at least 
every 20 feet. High clerestory windows with translucent or opaque glazing are suggested for maximizing 
privacy while creating a sense of visual permeability in the parking facade. Alternately, metal grilles or 
screens may be used in garage windows to allow inflow and outflow of floodwaters, Large expanses of 
garage walls should be broken down in scale, for example with a thicker masonry base, accent trim, 
and/or contrasting textures or brickwork.  
 
Garage door design is discussed below in Section IX. Design Standards / Building Design / Facade 
Transparency / Garage Doors.  

B. Bicycle Parking  
For buildings containing more than three (3) residential units, indoor bicycle parking racks shall be 
provided within a secure, access-controlled room inside each building or within a separate area within the 
garage, at a minimum ratio of one indoor bicycle parking space for every 4 residential units. At least 15 
square feet of area shall be provided for each bicycle space to account for maneuvering room around 
handlebars and pedals; double-height racks to stack bicycles are permitted in order to meet this 
requirement. Bicycle racks must be securely anchored and designed to allow the bicycle frame and one 
wheel to be secured. 
 
Outdoor bicycle racks shall also be provided near the primary pedestrian entry, as follows. A minimum 
ratio of one (1) outdoor bicycle parking space shall be provided for every eight (8) residential units, as well 
as one (1) outdoor bicycle space for every 2,000 square feet of retail or commercial space. Bicycle racks 
must be securely anchored and designed to allow the bicycle frame and one wheel to be secured. 
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IX. DESIGN STANDARDS 

A. Building Design 

B U I L D I N G  O R I E N T A T I O N  A N D  A C C E S S  

For parcels with frontage along Bay Avenue, the front facade shall face Bay Avenue. For parcels not 
adjoining Bay Avenue, but located along Shore Drive, the front facade shall face Shore Drive. For parcels 
not located along either of these streets, the orientation of the front facade is flexible. 
 
The primary entry door to ground-floor retail or commercial uses shall be located within the front facade.  
 
The primary entry door to residential uses in an all-residential building shall be located in the front facade, 
and may be placed within an at-grade residential lobby or vestibule in the front facade at the ground level, 
connecting via an internal staircase to the elevated “lowest floor”; or on the elevated “lowest floor,” 
accessed by an external staircase and porch at the front facade. In mixed-use buildings, residential entry 
doors may be located on a side facade as long as the entry door to the other active use is located in the 
front facade. 

F A C A D E  T R A N S P A R E N C Y  

Retail / Commercial Uses 

At least 50 percent of the front facade area of retail and commercial spaces (whether ground-floor or 
elevated) shall have large storefront-style plate glass windows and fully-glazed doors, in order to maximize 
visibility into the space. Where a building’s retail or commercial space wraps the corner at a side street, 
the side frontage shall include windows comprising at least 50 percent of that floor’s facade area for at 
least the front ten (10) feet of the space. 
 
Roll-up or fold-away windows or walls are encouraged for front facades of restaurants, cafés, and other 
retail businesses in order to allow the interior space to be more open and well-ventilated during good 
weather or during a pandemic. 

Residential Uses  

The primary entry door for residential uses shall include a glazed area, such as a row of glass lites or a 
large panel of glass. To further accentuate the door, side lite windows and wall-mounted sconce lighting 
are encouraged. 
 
Residential uses on upper floors shall include windows comprising at least 25 percent of the facade area 
along all street-facing facades. In order to strengthen the relationship between private interior space and 
the public sidewalk, multi-family buildings shall place common areas such as lobbies, mail rooms, and 
amenity spaces at the front facade, where they can take advantage of larger areas of windows. 
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Garages 

Garage doors shall be paneled, and shall include a row of glazed lites (window panes), which may be 
frosted or opaque for privacy and security concerns. Alternately, mesh or metal screens are permitted in 
lieu of lites in garage doors in order to facilitate inflow of floodwaters in a wet-floodproofing configuration. 
Individually-operable garage doors are preferred over double-wide garage doors, because they have a 
smaller, pedestrian-friendly scale.  

P R E S E R V I N G  T H E  C O N N E C T I O N  B E T W E E N  U P P E R  F L O O R S  A N D  T H E  S T R E E T  

Given the requirements to elevate residential uses above BFE+1, and the expensive of dry-floodproofing 
any non-residential uses placed below BFE+1, it is likely that the Lowest Floor of buildings will be 
elevated, placing most of the activity – whether residential, retail, or other use -- far above the sidewalk. 
Where this is the case, the following requirements are intended to strengthen the relationship between 
the raised uses and the public sidewalk. These requirements are independent of whether a Height Bonus 
has been used (see Section VII.D., Building Height / Bonuses).  

Required Porch or Deck at Raised Lowest Floor  

Where the Lowest Floor containing any use is raised above the sidewalk, a porch or deck shall be 
provided at the Lowest Floor, occupying the full width of the front facade. The porch or deck shall be 
accessed by generously-proportioned stairs and/or ramps; indoor elevators are also permitted but do not 
remove the need for the front porch or deck. The Lowest Floor facade should include a high proportion of 
windows. The configuration of the porch or deck’s railings should not block views of the Lowest Floor 
windows from the sidewalk. Any turn in the staircase or ramps should happen at a low-enough height that 
the elevated front door remains visible from the sidewalk, rather than being obscured by railings.  
 
For Lowest Floor non-residential uses, a series of terraces or landings with seating and landscaping 
should be incorporated into the stairs or ramps to make them more inviting. The Lowest Floor porch or 
deck should be designed as an inviting space that encourages people to come up and explore, such as 
with seating, landscaping, and shade elements, and pedestrian-scaled lighting.  

M A S S I N G  A N D  A R T I C U L A T I O N  

Vertical Bays 

The following applies to all new buildings exceeding 40 feet in length or width. Such buildings shall be 
broken down along all street-facing facades into a series of vertical bays each not to exceed 30 feet in 
width. Each bay shall be defined by a physical change in plane of at least one (1) foot relative to adjacent 
bays, such as is provided by a recessed or projecting bay, stacked balconies or porches, or stacked 
projecting bay windows, Differentiation based only on facade colors or materials is insufficient to define a 
bay. 

Stepbacks  

Buildings using either Height Bonus (see Section VII.D. Building Height) shall provide both front and rear 
stepbacks on the topmost floor, as follows:  

95

Item 3.



CENTRAL BUSINESS DISTRICT REDEVELOPMENT PLAN  DRAFT 01/13/22  
BOROUGH OF HIGHLANDS, NEW JERSEY   

 38 

• Buildings between 40.1 and 44.0 feet tall (that is, where additional height is permitted through 
attaining the Height Bonus Option A) shall provide front and rear stepbacks, each of a minimum 
six (6) feet deep.   

• Buildings taller than 44.1 feet (that is, where additional height is permitted through attaining the 
Height Bonus Option B for a maximum height of 54.0 feet)  shall provide front and rear 
stepbacks, each of a minimum ten (10) feet deep. .  

 
The stepbacks are measured relative to the primary facade plane of the floor below, and shall be 
designed as balconies, porches, or terraces for adjoining living spaces. A roof is permitted over stepback 
areas, but any such roof shall be designed and massed as secondary to the main roof mass of the 
building. 

Roof Form 

Sloping roofs with deep eaves or overhangs are the preferred roof forms and are incentivized by the 
definition of where building height is measured. Cross-gables and dormers are encouraged on sloping 
roofs. Any areas of flat roof should receive horizontal emphasis such as deep overhangs, parapets, 
and/or cornices. On larger buildings, the roofline shape should vary in relation to the massing of vertical 
bays below. 

Articulation 

Building facades shall be articulated and enlivened with elements such as bay windows, balconies, piers, 
corner boards, overhangs, awnings or canopies, porches, windows and varied materials and textures, so 
as to avoid large uninterrupted areas of blank walls. Shutters, if used, shall be large enough to actually 
cover the window they frame, even if they will remain fixed in place. 
 
On buildings with ground-floor retail or commercial uses, architectural accents shall be used to highlight 
the ground floor, such as: a cornice band above the storefront floor, flat sheltering canopies over 
entryways and large expanses of windows, wall-mounted sconce or gooseneck lighting, decorative 
tilework, and attractive signage. In addition, higher floor heights are encouraged for ground floors. 

Gateway Massing  

Special Gateway treatments are required on new buildings located at important intersections to reinforce 
the Central Business District’s identity as a distinct place and create a sense of entry to the Borough. The 
three identified Gateways to the CBD are shown in the Figure 5, Redevelopment Overlay Zones and 
Gateways, and include parcels bordering Waterwitch Avenue at Huddy Park, between Bay Avenue and 
Shore Drive; Bay Avenue at Miller Street; and Bay Avenue at Shrewsbury Avenue and the Veterans 
Memorial Park. 
 
As explained in more detail above in Section VI.C, Gateway Parcels, buildings fronting onto these Gateway 
intersections are required to have accent massing to emphasize the corner. Additional height is permitted 
at these Gateways, as specified for their location within either Overlay 2 or 3, if they comply with the 
requirements for the Height Bonuses, Option A or Option B, as appropriate. Parking lots and garages shall 
be placed away from these important intersections where possible.  
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Green Building Design 

On southern exposures, buildings shall include projecting overhangs, flat canopies, brise-soleils / 
sunshades and the like to shield against solar gain, provide shade, and increase building energy 
efficiency.  
 
Roof coverings painted in highly-reflective, light colors are encouraged. Green roofs are encouraged as a 
means to help detain precipitation and provide insulation to floors below.  
 
Where a deeper front setback is required as a condition of attaining the Height Bonuses, Option A or 
Option B, this entire front setback is required to be surfaced with porous materials. See Section VII.D. 
Building Height / Bonuses for details on requirements for porous paving in front setback areas.  

A R C H I T E C T U R A L  S T Y L E  A N D  M A T E R I A L S  

Building Styles  

A broad design palette is permitted, provided that buildings have high-quality design. Buildings are 
encouraged to make reference to prevailing historic styles and vernacular materials of the Jersey Shore, 
such as (but not limited to) shingle cottages, “gingerbread” trim, generous front porches (often on all 
levels of a building), and gambrel or hipped roof forms with dormers. However, references to historical 
motifs should be used in moderation and only where they form a cohesive design.  

Façade Materials 

Preferred façade materials include fiber cement and wood siding in horizontal clapboards or shingles, 
board and batten siding, brick, cultivated stone, or other masonry. Stucco and EIFS are discouraged. 
Materials used below BFE+1 should be able to withstand periodic inundation by floodwaters.  

Application of Materials 

No more than three different materials should be used as primary materials within each building bay. 
Within the chosen primary materials, variation in color, texture, and/or pattern may be employed to create 
further distinctions. Changes in materials, colors, texture, or pattern that occur across a horizontal line 
should be marked by a change in plane, dimensional band or belt cornice, a recessed channel, or similar 
horizontal feature. Materials should be extended around corners and extensions to a logical vertical break 
in plane, in order to avoid a “pasted on” appearance. The level of materials, detailing, and articulation 
should be consistent along all building facades, not just street-facing facades. 

B. Public Improvements 
This section discusses possible improvements that the Borough of Highlands could make on its public 
rights-of-way to help improve the pedestrian environment.  

G A T E W A Y  T R E A T M E N T S  

Within the public right-of-way, special Gateway treatments at important intersections could help to 
reinforce the Central Business District’s identity as a distinct place and create a sense of entry to the 
Borough. Refer to Section VI.C., Gateway Parcels, above for a description of three designated Gateways. It 
is recommended that the Borough improve the  public streetscape in these areas with such features as 
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unit-paver pedestrian crosswalks at all sides of major intersections, bulb-outs at the ends of parking lanes 
to shorten pedestrian crossing distances, “Welcome to downtown Highlands” signage, public art, and 
landscaped sidewalk plantings and accent street trees.  A feasibility and design study is needed in order 
to plan these improvements in more detail.  

S T R E E T  L A N D S C A P I N G  A N D  O P E N  S P A C E S  

Downtown Highlands has few street trees. In part this is due to the very narrow sidewalk widths and the 
need to provide adequate clear walking paths for pedestrians. Street trees need generous planting 
volume to grow and thrive. In addition, periodic salt water flooding may make for an inhospitable tree 
environment. Some towns with narrow sidewalks plant street trees  in curbed planting areas within the 
parking lane between designated parking spots. Similarly, Highland could plant  street trees in the 
parking lane between garage entry curb cuts. It should be noted, however that trees in the parking lane  
make it more difficult to street-sweep and plow snow. an 
 
Therefore,  this Redevelopment Plan provides an incentive for planting of trees and other landscaping 
within front setbacks (i.e., on private land). The Height Bonuses, Option A and Option B (see Section VIID. 
Building Height/Bonuses, above), grant additional building height in exchange for several requirements, 
including a front setback area of 8 to 12 feet deep with landscaping. The landscaping in these front 
setback areas should include large street trees or smaller ornamental trees, either of which would 
contribute greatly to the appeal of Bay Avenue for pedestrians. In addition, the front setbacks will create 
an effectively wider sidewalk width, making the walking environment more spacious and comfortable.  
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X. REDEVELOPMENT ACTIONS 

This Redevelopment Plan provides for several actions in support of the overall Redevelopment Plan goals 
and objectives, as follows: 

A.  Outline of Proposed Actions 

Construction of new structures and other improvements will take place as proposed in Chapters V 
through IX of this Redevelopment Plan. Infrastructure will be constructed as set forth in one or more 
redevelopment agreements or as set forth in connection with site plan approval. Redevelopers should 
adhere to the overall parameters for development presented in this Redevelopment Plan. 

B.  Properties to Be Acquired 
The Redevelopment Area was designated as a “non-condemnation Redevelopment Area”; no properties 
are currently identified for acquisition by eminent domain for redevelopment purposes. 

C.  Relocation 
Any redeveloper will be required to provide for the temporary and permanent relocation, as necessary, of 
residents in the project area in accordance with applicable statutes and regulations. 
 
The Redevelopment Area and surrounding areas include a substantial amount of decent, safe and 
sanitary dwelling units affordable to displaced residents. 

D.  Other Actions 
In addition to the actions described above, several other actions may be taken to further the goals of this 
Plan. These actions may include, but shall not be limited to: 
 

• Demolition of existing structures as necessary to allow for new construction. 
• The option to consolidate and/or resubdivide lots to the extent necessary.  
• Provisions for utilities and other infrastructure necessary to service and support new 

development. 
• Environmental remediation as necessary to effectuate the Redevelopment Plan. 
• Creation and/or vacation of easements as may be necessary for redevelopment. 
• The Borough may from time to time enter into redevelopment agreement(s) with property owners 

to the facilitate the goals of the Redevelopment Plan in accordance with the LRHL. 
• Any and all other actions and powers authorized by State law, including, but not limited to, the 

LRHL. 
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XI. GENERAL ADMINISTRATIVE REQUIREMENTS  

A.  Site Plan and Subdivision Review 
For any development plan requiring site plan approval, prior to commencement of construction, a site 
plan for construction of improvements within the Redevelopment Area, prepared in accordance with the 
requirements of the MLUL, shall be submitted by the applicant for review and approval by the Highlands 
Land Use Board, unless such approval has previously been granted. One- and two-family homes are 
specifically exempt from site plan review. Subdivision approval shall also be required for any lot 
consolidations or mergers. 

B.  Easements 

No building shall be constructed over a public easement in the Redevelopment Area without prior written 
approval of the Engineer of the Borough of Highlands. 

C.  Adverse Influences 

No use or reuse shall be permitted which, when conducted under proper and adequate conditions and 
safeguards, will produce corrosive, toxic or noxious fumes, glare, electromagnetic disturbance, radiation, 
smoke, cinders, odors, dust or waste, undue noise or vibration, or other objectionable features so as to 
be detrimental to the public health, safety or general welfare. 

D.  Non-Discrimination Provisions 

No covenant, agreement, lease, conveyance, or other instrument shall be affected or executed by the 
Borough of Highlands Mayor and Council or by a developer or any of his or her successors or assignees, 
whereby land within the Redevelopment Area is restricted upon the basis of race, creed, color, ancestry, 
sex, national origin, family status, disability, or sexual orientation in the sale, lease, use or occupancy 
thereof. Appropriate covenants, running with the land forever, will prohibit such restrictions and shall be 
included in the disposition instruments. There shall be no restrictions of occupancy or use of any part of 
the Redevelopment Area on the basis of race, creed, color, ancestry, sex, national origin, family status, 
disability, or sexual orientation. 

E.  Affordable Housing Provisions 
This paragraph addresses the requirements of the LRHL at N.J.S.A. 40A:12A-7 pertaining to existing 
affordable dwelling units. The Redevelopment Area includes 155 tax lots, of which approximately 100 are 
developed with buildings that include one or more residential units, either as a freestanding residential 
use or within a mixed-use structure. There are no known dwelling units in the Redevelopment Area 
subject to formal affordability controls. While there may be existing housing units that are affordable to 
low and moderate income households, it is not known precisely how many (if any) exist, and whether any 
such units will be removed as a result of implementation of the redevelopment plan. Any residents 
displaced by redevelopment of a building containing a dwelling unit will be provided statutory relocation 
services.  
 
In addition, the mandatory set-aside requirements in Section 26-2 of the Borough of Highlands Affordable 
Housing Ordinance apply to any multifamily residential development of five (5) dwelling units or more, 
including the residential portion of a mixed-use project.  
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F.  Deviation Requests 

The Highlands Land Use Board may grant deviations from the regulations contained within this 
Redevelopment Plan where, by reason of exceptional narrowness, shallowness or shape of a specific 
piece of property, or by reason of exceptional topographic conditions, pre-existing structures or physical 
features uniquely affecting a specific piece of property, the strict application of any area, yard, bulk or 
design objective or regulation adopted pursuant to this Redevelopment Plan, would result in peculiar 
practical difficulties to, or exceptional and undue hardship upon, the developer of such property. The 
Highlands Land Use Board may also grant such relief in an application relating to a specific piece of 
property where the purposes of this Redevelopment Plan would be advanced by a deviation from the 
strict requirements of this Redevelopment Plan and the benefits of the deviation would outweigh any 
detriments. No relief may be granted under the terms of this section unless such deviation or relief can 
be granted without substantial detriment to the public good and without substantial impairment of the 
intent and purpose of the Redevelopment Plan. An application for a deviation from the requirements of 
this Redevelopment Plan shall provide public notice of such application in accord with the requirements 
of public notice as set forth in N.J.S.A. 40:55D-12a and b. 
 
Notwithstanding the above, any changes to the uses, heights, and densities permitted in the 
Redevelopment Area shall be permitted only by means of an amendment of the Redevelopment Plan by 
the Borough governing body and only upon a finding that such deviation would be consistent with and the 
furtherance of the goals and objectives of this Redevelopment Plan. 

G.  Escrows 

Any redeveloper shall be responsible to post sufficient escrows to cover any and all costs of the 
professional consultants retained by the Borough of Highlands to review the proposed redevelopment 
project and advise the Borough on any and all aspects of the redevelopment process. 

H.  Electric Vehicle Charging Infrastructure 

Pursuant to the LRHL at N.J.S.A. 40A:12A-7, the Redevelopment Plan mandates the provision of public 
electric vehicle charging infrastructure in a manner that appropriately connects with an essential public 
charging network. There are multiple existing municipal parking lots in the Redevelopment Area, of which 
one or more may be considered for siting of the charging network. In addition, pursuant to P.L. 2021, 
c.171, which was signed into law on July 9, 2021, electric vehicle supply/service equipment and parking 
spaces pre-wired for electric vehicle supply/service are now permitted accessory uses in all zoning or use 
districts Statewide, and certain nonresidential and multifamily residential developments are subject to 
installation of electric vehicle charging infrastructure. 
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XII. PLAN CONSISTENCY REVIEW 

A. Relationship to Master Plans of Adjacent Municipalit ies 
The Borough of Highlands shares municipal boundaries with the Borough of Atlantic Highlands, the 
Township of Middletown and the Borough of Sea Bright. However, the Redevelopment Area is located in 
the interior of Highlands and is not proximate to any of the adjacent municipalities. Furthermore, the 
Redevelopment Plan continues to permit the uses currently permitted in the Borough’s Central Business 
District and certain additional complementary uses. Therefore, this Redevelopment Plan will not impact 
any of the adjacent municipalities or their master plans. 

B. Relationship to the Monmouth County Master Plan 
Monmouth County’s current Master Plan was adopted in 2016. The Monmouth County Master Plan 
designates Highlands as a “Priority Growth - Reinvestment Area/Site Overlay (PG-RAS).” These are 
defined as “(a)reas or sites located within the PGIA where more intense or significant development, 
redevelopment, revitalization, and hazard mitigation investments are highly encouraged.” 
 
The Redevelopment Plan is also consistent with the goals of the Monmouth County Master Plan, notably 
the following: “Promote beneficial development and redevelopment that continues to support Monmouth 
County as a highly desirable place to live, work, play, and stay.” 

C. Relationship to the State Development and Redevelopment Plan 
The New Jersey State Development and Redevelopment Plan (the “SDRP”) was originally adopted in 
1992. The purpose of the SDRP according to the State Planning Act at N.J.S.A. 52:18A-200(f) is to: 
 
Coordinate planning activities and establish Statewide planning objectives in the following areas: land 
use, housing, economic development, transportation, natural resource conservation, agriculture and 
farmland retention, recreation, urban and suburban redevelopment, historic preservation, public facilities 
and services, and intergovernmental coordination. 
 
A revised version of the plan was adopted by the State Planning Commission in 2001. While required by 
the State Planning Act to be revised and re-adopted every three years, the SDRP has only been re-
adopted once during the 29 years since its original adoption. A new State Strategic Plan (SSP) has been 
proposed as the revision to the 2001 SDRP. A timeframe for the adoption of the SSP is uncertain. 
 
This Redevelopment Plan is thoroughly consistent with the SDRP and the draft SSP, as it epitomizes the 
smart growth principles set forth in both documents. In particular, the Redevelopment Plan promotes the 
preservation and reuse of developed property, and development of vacant properties, in an area well 
served by infrastructure, roads and transit, while also promoting upgrades to mitigate impacts from 
flooding. This Redevelopment Plan therefore furthers the goals, strategies and policies of the SDRP and 
the proposed SSP. 
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XIII. PROCEDURE FOR AMENDING THE PLAN 

This Redevelopment Plan may be amended from time to time upon compliance with the requirements of 
law. Applicable fees and escrows shall be payable to the Borough of Highlands for any request to amend 
this Plan. 
 
No amendment to this Redevelopment Plan shall be approved without the review and recommendation of 
the Land Use Board, and a public hearing and adoption by the Borough Council. A copy of any proposed 
change to the Redevelopment Plan shall be filed with the Office of the Borough Clerk. 
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Building Height I l lustrations 
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Highlands CBD Design Manual, Neighborhood Preservation Program, 1995 
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