
























 

 

HGPB- R1990 January 3, 2023 

 

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

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Home & Land Development Corp 

14 North Peak and 32 North Peak 

 Block 35, Lots 8 & 9 

 Single Family Residential (R-101) Zone  

Minor Subdivision, Variance 

First Completeness Review 

  

Dear Ms. Tran: 

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

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

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

Subdivision Plat. 

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

1. Land Use Board Application for Subdivision and Variance dated November 18, 2022. 

2. Minor Subdivision Plan prepared by Thomas P. Santry, Jr., P.L.S., dated July 29, 2022, 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.   

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

the street as disclosed by the most recent municipal tax record.  If there is no positive evidence of 

ownership of any parcel of adjoining property within two hundred (200) feet, a certificate will be 

presented from the custodian of tax records to that effect.  Provided.   

4. The Tax Map sheet, block and lot numbers.  Provided.  

5. All streets or roads and streams within seventy-five (75) feet of the subdivision.  Provided. 

6. Location of existing streets, and existing and proposed property lines, lot sizes, and areas.  

Provided. 

7. Metes and bounds descriptions of all new lot and property lines.  Provided.   
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Home & Land Development Corp 

14 North Peak and 32 North Peak 

 Block 35, Lots 8 & 9 

 Single Family Residential (R-101) Zone  

Minor Subdivision, Variance 

First Completeness Review 

  

 

8. Existence and location of any utility or other easement.  Not provided.   

9. Setback, sideline and rear yard distances and existing structures.  Provided.  

10. The name and address of the person preparing the plat, the graphic scale, date of preparation and 

reference meridian.  Provided. 

11. Certification from the Tax Collector that all taxes and assessments for local improvements on the 

property have been paid up to date.  Not provided. 

12. Certification statement for the required municipal signatures, stating: Not Provided.   

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. 

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

subdivided if it is deemed necessary.  The applicant has provided a generic house layout that 

demonstrates the sizes of proposed homes and the need for any additional setback relief. 

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

 

Several items noted above have not been submitted to the Board, and adequate information has not been 

provided in order to perform a technical review of the application.  Therefore, this application is hereby 

deemed INCOMPLETE pending the submission of information to adequately address the above-

referenced items noted as “partially provided” or “not provided”, along with the following:  

 

a. The plans show adjustments to the existing gutter and roadway within North Peak Street, including 

installation of a retaining wall and storm drainage improvements within the existing cartway area.  

It is unclear how the proposed lots will provide the required parking and access to the dwellings 

from the street.  The layout as proposed may require variance relief and approval from the 

Governing Body. 

 

b. It appears that the applicant has previously demolished structures on both lots and performed 

clearing and some grading.  The limit of disturbance already performed should be shown on the 

plans. 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Home & Land Development Corp 

14 North Peak and 32 North Peak 

 Block 35, Lots 8 & 9 

 Single Family Residential (R-101) Zone  

Minor Subdivision, Variance 

First Completeness Review 

  

 

 

c. The limit of grading/disturbance for the proposed improvements appears to comprise the entire 

property limits, including some off-tract elements. 

 

d. The applicant also notes the installation of a retaining wall within the unnamed 10’ right of way to 

the south of the tracts, with no limit of disturbance or grading shown.  The applicant shall provide 

evidence regarding title to this right of way, and under what authority they propose to install said 

improvements. 

 

e. It is my understanding that the prior dwelling on lot 9 utilized a septic system.  The location and 

disposition of this should be shown on the plans. 

 

f. It is presumed that the proposed dwellings will have to connect into the Borough’s sanitary sewer 

system located in Valley Avenue.  The applicant shall review and identify their proposed method 

of connection, which may involve use of the 10’ right of way previously mentioned. 

 

g. In addition to the above, the applicant shall identify means of utility connections for water and 

electric at a minimum, and identify their locations on the plans. 

 

h. The applicant shall document compliance with the Steep Slope Ordinance found at 21-84.B and 

provide calculations as required therein.  In addition, means and methods for controlling velocity 

and rate of stormwater runoff shall be documented. 

 

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:KFJ 

 

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

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

 Dustin Glass, Esq., Land Use Board Attorney (dglass@weiner.law) 

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

Home & Land Development Corp., Applicant (GNF718@aol.com) 

 Michael A. Bruno, Esq., Applicant’s Attorney (mbruno@ghclaw.com) 
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HGPB- R1990 January 5, 2023 

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

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Home & Land Development Corp 
14 North Peak and 32 North Peak 

 Block 35, Lots 8 & 9 
 Single Family Residential (R-101) Zone  

Minor Subdivision, Variance 
 Fee Determination 
  
Dear Ms. Tran, 

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

Highlands Land Use Regulations Part 6 - Fee Schedule. 

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

1. Land Use Board Application for Subdivision and Variance dated November 18, 2022. 

2. Minor Subdivision Plan prepared by Thomas P. Santry, Jr., P.L.S., dated July 29, 2022, consisting 

of one (1) sheet.    

 

Please note the following fee calculations: 

 

1. Application fee:     $525.00  
2. Escrow fee:    $1,050.00 

 

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 

EWH:KJO:KFJ 

 

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

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

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

Home & Land Development Corp., Applicant (GNF718@aol.com) 

 Michael A. Bruno, Esq., Applicant’s Attorney (mbruno@ghclaw.com) 

  
   
G:\Projects\HGPB\R1990\Correspondence\Tran_EWH_Home and Land Development Corp_Fee Letter.docx  



HGPB-R1990

A.  APPLICATION FEES (Ord. 21-107)

A.  Variances

           3. Ord. 21-84.B (Steep Slopes & Slump Blocks) 1 EA 125.00$                      125.00$                      

B.  Subdivisions 

           2.  Minor 1 EA 400.00$                      400.00$                      

B. ESCROW FEES (Ord. 21-108)

B. Escrow Deposits (twice Application Fee; Minimum $750) 1 LS 1,050.00$                   1,050.00$                   

525.00$                      

1,050.00$                   

Total 1,575.00$                   

DETERMINATION OF FEES

Application fees subtotal

Escrow fee subtotal 

Home & Land Development Corp - 14 North Peak and 32 North Peak

Block 35, Lot 8 & 9













































 

 

HGPB- R1990 August 15, 2023 

 

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

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Home & Land Development Corp 

14 North Peak and 32 North Peak 

 Block 35, Lots 8 & 9 

 Single Family Residential (R-101) Zone  

Minor Subdivision, Variance 

Second Completeness Review 

  

Dear Ms. Tran: 

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

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

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

Subdivision Plat. 

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

1. Land Use Board Application for Subdivision and Variance dated November 18, 2022. 

2. Minor Subdivision Plan prepared by Thomas P. Santry, Jr., P.L.S., dated July 29, 2022, last 

revised May 1, 2023, consisting of three (3) sheets.   

3. Stone Strong System – Gravity Retaining Wall, prepared by Garden State Precast, last 

revised December 15, 2021, consisting of eight (8) sheets.   

 

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.  Existing 

wooded areas shall be indicated 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 

presented from the custodian of tax records to that effect.  Provided.   

4. The Tax Map sheet, block and lot numbers.  Provided.  

5. All streets or roads and streams within seventy-five (75) feet of the subdivision.  Provided. 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Home & Land Development Corp 

14 North Peak and 32 North Peak 

 Block 35, Lots 8 & 9 

 Single Family Residential (R-101) Zone  

Minor Subdivision, Variance 

Second Completeness Review 

  

 

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.  Provided.   

8. Existence and location of any utility or other easement.  Not provided. Dwellings which have 

recently been demolished existed on site. The applicant shall confirm the existence and 

location of any utilities or other easements.    

9. Setback, sideline and rear yard distances and existing structures.  Provided.  

10. The name and address of the person preparing the plat, the graphic scale, date of preparation and 

reference meridian.  Provided. 

11. Certification from the Tax Collector that all taxes and assessments for local improvements on the 

property have been paid up to date. Not provided. The Applicant’s transmittal letter has 

indicated this item was provided, however was not included as part of the submission to this 

office. We have no objection to the Board deeming this item complete, provided the Borough 

confirms receipt of the certification.  

12. Certification statement for the required municipal signatures, stating: Provided.   

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.  We have no objection to 

the Board deeming this item complete pending confirmation from applicant prior to 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.  The applicant has provided a generic house layout that 

demonstrates the sizes of proposed homes and the need for any additional setback relief. 

17. A lot grading plan, to be reviewed by the Borough Engineer, if required.  Provided.    
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Home & Land Development Corp 

14 North Peak and 32 North Peak 

 Block 35, Lots 8 & 9 

 Single Family Residential (R-101) Zone  

Minor Subdivision, Variance 

Second Completeness Review 

  

 

Several items noted above have not been submitted to the Board, and adequate information has not been 

provided in order to perform a technical review of the application.  Therefore, this application is hereby 

deemed INCOMPLETE pending the submission of information to adequately address the above-

referenced items noted as “partially provided” or “not provided”, along with the following:  

 

a. The plans show adjustments to the existing gutter and roadway within North Peak Street, including 

installation of a retaining wall and storm drainage improvements within the existing cartway area.  

It is unclear how the proposed lots will provide the required parking and access to the dwellings 

from the street.  The layout as proposed may require variance relief and approval from the 

Governing Body. 

 

b. It appears that the applicant has previously demolished structures on both lots and performed 

clearing and some grading.  The limit of disturbance already performed should be shown on the 

plans. 

 

c. The limit of grading/disturbance for the proposed improvements appears to comprise the entire 

property limits, including some off-tract elements. 

 

d. The applicant also notes the installation of a retaining wall within the unnamed 10’ right of way to 

the south of the tracts, with no limit of disturbance or grading shown.  The applicant shall provide 

evidence regarding title to this right of way, and under what authority they propose to install said 

improvements. 

 

e. It is my understanding that the prior dwelling on lot 9 utilized a septic system.  The location and 

disposition of this should be shown on the plans. 

 

f. It is presumed that the proposed dwellings will have to connect into the Borough’s sanitary sewer 

system located in Valley Avenue.  The applicant shall review and identify their proposed method 

of connection, which may involve use of the 10’ right of way previously mentioned. 

 

g. In addition to the above, the applicant shall identify means of utility connections for water and 

electric at a minimum, and identify their locations on the plans. 

 

h. The applicant shall document compliance with the Steep Slope Ordinance found at 21-84.B and 

provide calculations as required therein.  In addition, means and methods for controlling velocity 

and rate of stormwater runoff shall be documented. 

Continuing Comment – The applicant is requesting variance relief from the Steep Slope 

Ordinance. The property contains slopes greater than 20%. Considering this factor and the 

extent of improvements proposed, I recommend the applicant demonstrate compliance with 

all requirements of 21-84B prior to being deemed complete. 

 

The applicant shall provide a point-by-point response addressing the comments contained within this 

completeness letter. 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Home & Land Development Corp 

14 North Peak and 32 North Peak 

 Block 35, Lots 8 & 9 

 Single Family Residential (R-101) Zone  

Minor Subdivision, Variance 

Second Completeness 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 

 

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

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

 Erin Uriarte, Zoning Officer (euriarte@middletownnj.org) 

Home & Land Development Corp., Applicant (gnf718@aol.com) 

 Michael A. Bruno, Esq., Applicant’s Attorney (mbruno@ghclaw.com) 

  

 
G:\Projects\HGPB\R1990\Correspondence\Tran_EWH_Home and Land Development Corp_Second Completeness Review.docx 
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February 20, 2024 

 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

 

Re: Completeness Review No. 3 

Home & Land Development Corp. 

 14 & 32 North Peak Street 

 Block 35, Lots 8 & 9 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB2022-10 

 

Dear Ms. Tran: 

 

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

Zoning and Land Use Regulations. 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”. 

 

Below is our Resolution Compliance Review and comments for the above referenced project. This review was 

prepared in accordance with the following documents received:  

 

1. Response Letter to Second Completeness Review to Ms. Tran from Thomas P. Santry, P.A. dated 

November 30, 2023, unsigned. 

 

2. Second Completeness Review to Ms. Tran from Edward W. Herrman, P.E., P.P., C.M.E., C.F.M., Land Use 

Engineer dated August 15, 2023. 

 

3. Land Use Board Application for Subdivision and Variance dated November 18, 2022. 

 

4. Minor Subdivision Plan prepared by Thomas P. Santry, Jr., P.L.S., dated July 29, 2022, last revised 

November 30, 2023, consisting of three (3) sheets. 

 

5. Stone Strong System – Gravity Retaining Wall, prepared by Garden State Precast, last revised December 

15, 2021, consisting of eight (8) sheets. 

 

The Applicant has satisfied many of the comments as outlined within the Second Completeness Review dated, 

August 15, 2023, in pursuant to Ordinance Section 21-58.A Minor Subdivision Plat.  

 

The application has been submitted as a Minor Subdivision and signed by a licensed land surveyor. There are 

multiple engineering issues such as grading, utilities, encroachments, stormwater management, steep slopes and 

retaining walls on the proposed lots and within an existing right-of-way. A Minor Site plan is required for these 

properties. 

 

The Applicant must update the application as a Minor Subdivision and a Minor Site Plan and resubmit. The 

Applicant must provide a checklist for each and address all engineering issues affecting the property and 

adjoining properties. 

 

All Checklist items and the comments noted below must be addressed in the resubmission. 

 

A licensed surveyor is responsible for the Minor Subdivision. A licensed professional engineer is responsible for 

the Minor Site Plan which must address all engineering issues upon the resubmission of the application.  

 

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

1. This property is located in the R-1.01 Residential District. 

 

2. The Applicant requires no variances based on the current application. 

 

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

 

R-1.01 Residential Zone Required 
Existing  

Lot 8 

Existing  

Lot 9 

Proposed 

Lot 8 

Proposed 

Lot 9 

Min. Lot Area (sf) 5,000 Not provided Not provided 7,77.37 5658.99 

Lot Frontage/Width (ft) 50 Not provided Not provided 79.23 51.03 

Min. Lot Depth (ft) 100 Not provided Not provided 108.08 118.28 

Min. Front Yard Setback (ft) 35 Not provided Not provided 35 35 

Min. Side Yard Setback (ft)  8/12 Not provided Not provided 8/12 8/12 

Min. Rear Yard Setback (ft) 25 Not provided Not provided 25 25 

Max. Building Height (ft) 30   Not 

provided - 

Not 

provided - 

Max Lot Coverage 70%   Not 

provided 

Not 

provided 

Max Building Coverage 30%   26.1% 22.6% 

On-Site Parking (spaces) TBD   0 0 

 

II. CHECKLIST ITEMS 

The Second Completeness comments are shown in italic font. The current comments are in bold text and 

are requested to be completed.  

 

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. 

 

A key map has been provided but it is unclear why adjoining Lot 22.01 is included within the scope of 

interest. Please provide an explanation and/or update the list for the 200 ft radius of property owners 

on the plan.  

 

Please indicate the Borough Municipal Line with the Township of Middletown. Please confirm 200 ft. 

property owners list within the Township of Middletown. 

 

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. Existing wooded areas shall be indicated on the plan. 

 

The Applicant has indicated the limit of wooded areas have been field verified and labeled on the 

plan. Noted in Applicant’s response letter. 

 

The existing dwellings and retaining walls within 75 feet of the subject properties are not shown on 

the plans. Please provide. 
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3.     The name of the owner and all adjoining property owners and owners of property directly across the 

street as disclosed by the most recent municipal tax record. If there is no positive evidence of 

ownership of any parcel of adjoining property within two hundred (200) feet, a certificate will be 

presented from the custodian of tax records to that effect. 

 

Provided. 

 

Please refer to Comment No. 1 

 

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. 

 

The Applicant is requested to provide on the plans. Sheet 2 is not complete for this submission. 

 

7. Metes and bounds descriptions of all new lot and property lines.  

 

Provided. 

 

8. The existence and location of any utility or other easement.  

 

Not provided. Dwellings which have recently been demolished existed on site. The applicant shall 

confirm the existence and location of any utilities or other easements. 

 

The 10 ft wide right-of-way adjacent to the southeasterly property line of both lots is not dimensioned 

or labeled on the Minor Subdivision. 

 

The Applicant has updated the plans to indicated utility poles (for electric) on the northerly side of 

North Peak Street, gas and water line on North Pead Street and an additional water meter on Lot 9. 

 

The existing water and gas lines extending into the lots including any meters and cleanouts must be 

shown on the Minor Subdivision and potential grading plan. 

 

Confirm that there are no utility easements on the existing lots. A portion of the existing pavement 

and utilities are not within the North Peak Street 40 ft. wide R.O.W. 

 

9. Setback, sideline and rear yard distances and existing structures.  

 

Provided. 

 

10. The name and address of the person preparing the plat, the graphic scale, date of preparation and 

reference meridian.  

 

Provided. 

 

11. Certification from the Tax Collector that all taxes and assessments for local improvements on the 

property have been paid up to date.  
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Not provided. The Applicant’s transmittal letter has indicated this item was provided, however was 

not included as part of the submission to this office. We have no objection to the Board deeming this 

item complete, provided the Borough confirms receipt of the certification. 

 

Acceptable. 

 

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

 

 Provided. 

 

Provided on Sheet 1. Please add to the Minor Subdivision Plan. 

 

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. 

 

Incomplete. The latest submission does not provide existing bulk requirements and proposed lot 

coverage. Refer to plan sheet 3 of 3.  

 

15. A wetlands statement provided by a qualified expert.  

 

Not provided. We have no objection to the Board deeming this item complete pending confirmation 

from applicant prior to hearing. 

 

Provide a statement by a licensed engineer or other authority indicating that wetlands are or are not 

present on the property. 

 

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

subdivided if it is deemed necessary.  

 

The applicant has provided a generic house layout that demonstrates the sizes of proposed homes 

and the need for any additional setback relief. 

 

Not acceptable. The proposed lots have many engineering issues that must be addressed by a 

licensed civil engineer.  A licensed engineer is required to certify that the developed sites are 

designed and will be constructed under the appropriate standard of engineering practices and the 

safety of the homeowner and adjoining properties.  

 

17. A lot grading plan, to be reviewed by the Borough Engineer, if required.  

 

Provided. 

 

As a condition of approval, it is recommended that the Applicant provide plot plans for review and 

approval at the time of obtaining building permits and as stated in Comment 16. 
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III. COMPLETENNESS 

The application is deemed incomplete for board review. As discussed in the beginning narrative and the 

following Conclusion section, a Minor Site Plan is required for this application. 

 

More information is also needed to perform a proper technical review of the minor subdivision application 

as discussed within the Checklist Items and the General Comments sections. 

 

IV. GENERAL COMMENTS 

Additional Second Completeness Review comments are shown in regular font. Current review comments 

are in bold text including the Applicant’s responses when addressing a previous review comment. 

 

a. The plans show adjustments to the existing gutter and roadway within North Peak Street, including 

installation of a retaining wall and storm drainage improvements within the existing cartway area. It is 

unclear how the proposed lots will provide the required parking and access to the dwellings from the 

street. The layout as proposed may require variance relief and approval from the Governing Body.  

 

Partially Provided by Applicant. 

 

The Applicant states, “Each dwelling will have one car garage and 10’ wide driveway providing 

required parking and access to North Peak Steet.”  

 

Off-street parking is determined by the number of bedrooms, which is unknown.  

 

b. It appears that the applicant has previously demolished structures on both lots and performed 

clearing and some grading. The limit of disturbance already performed should be shown on the plans. 

 

Partially Provided by Applicant. Refer to comment c. 

 

c. The limit of grading/disturbance for the proposed improvements appears to comprise the entire 

property limits, including some off-tract elements. 

 

Partially Provided by Applicant. 

 

The plan indicates a wood line to the north and east of the property. The extent of disturbance is 

unknown without knowing the wood line before clearing.  

 

Please indicate the previous wood line or provide a note on the plans. 

 

Testimony should be provided to address any concerns with adjoining property owners pertaining to 

off-tract disturbance. 

 

The current purpose of Sheet 2 is unclear and is not as complete as the previous submission. 

 

d. The applicant also notes the installation of a retaining wall within the unnamed 10’ right of way to the 

south of the tracts, with no limit of disturbance or grading shown. The applicant shall provide evidence 

regarding title to this right of way, and under what authority they propose to install said 

improvements. 

 

The Applicant has noted in their response letter that it will be addressed during testimony. 

 

Acceptable. 

 

e. It is my understanding that the prior dwelling on lot 9 utilized a septic system. The location and 

disposition of this should be shown on the plans. 

 

Partially provided by Applicant. 
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Sheet 2 indicates the septic tank and one cleanout on existing Lot 9.  The disposal bed and service 

lateral, as part of the system, is requested to be shown. Please provide documentation from the 

Health Department that the system has been or will be properly removed.   

f. It is presumed that the proposed dwellings will have to connect into the Borough’s sanitary sewer 

system located in Valley Avenue. The applicant shall review and identify their proposed method of 

connection, which may involve use of the 10’ right of way previously mentioned. 

 

The Applicant proposes to provide 4-inch lateral connections to the rear of the dwellings to the 10 ft 

right-of-way. A 6-inch sanitary sewer line will be constructed within the 10 ft wide right of way and 

connect to an existing sewer manhole located on Valley Avenue. 

A profile of the lateral connection from the proposed dwelling to the manhole connection on Valley 

Avenue is required to demonstrate acceptable coverage, depths, and slopes.  

As noted in Comment D, the applicant shall provide evidence regarding title to the 40 ft. wide right of 

way, and under what authority they propose to install said improvements.  

g. In addition to the above, the applicant shall identify means of utility connections for water and electric 

at a minimum and identify their locations on the plans. 

 

Provided by Applicant. 

 

Water, gas, and electric service connections are shown within North Peak Street on the plan. 

 

A utility easement may be required for the existing gas service on Proposed Lot 8, which extends to 

Proposed Lot 9. 

 

h. The applicant shall document compliance with the Steep Slope Ordinance found at 21-84.B and 

provide calculations as required therein. In addition, means and methods for controlling velocity and 

rate of stormwater runoff shall be documented. 

 

Continuing Comment – The applicant is requesting variance relief from the Steep Slope Ordinance. 

The property contains slopes greater than 20%. Considering this factor and the extent of 

improvements proposed, I recommend the applicant demonstrate compliance with all requirements 

of 21-84B prior to being deemed complete. 

 

Not provided by Applicant. 

 

This review agrees with the continuing comment. 

 

Applicant continues to request variance relief or a waiver from the Steep Slope Ordinance. 

 

Applicant states, in their response letter, “The grading shown on the plan was obtained from a plan 

prepared by Eastern Civil Engineering. The Applicant is requesting a waiver from compliance to the 

steep slope ordinance since the proposed grading eliminates all slopes greater than 15%.”  

 

Applicant also states, in their response letter, “Stormtech Chambers will be installed in the rear yards 

of each property. The chamber will temporarily store roof runoff during a storm event to control the 

stormwater runoff. The bottom of the chambers are open and are installed on clean stone which allow 

the stored water to percolate into the ground.  Roof leaders will be hard piped directly to the 

chambers. Details, size, and specification will be provided by the applicant.” 

 

The Applicant is requested to provide a slope area calculation table noting existing and proposed 

areas of slopes per criteria. The analysis for the Slope Ordinance not only pertains to the subject 

property but also 100 ft from the boundary of the property. There are slopes greater than 15% as 

shown on Sheet 2 and the proposed front yard grading on Sheet 3.  
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i. The proposed grading will need to be revised. The proposed contours slope down towards the

dwelling, garage, and rear yards. Runoff needs to be redirected away from the dwelling and garage.

No runoff is permitted on adjoining properties.

The proposed retaining wall may impede runoff. Provide information on how the runoff will be

addressed in the rear yards and without any impact on the adjoining lots.

j. The proposed retaining wall is very close to the existing retaining walls for Lot 7. The proposed height

of the retaining wall in the south corner of Lot 8 is 7.7 ft higher than that of the existing retaining wall

on Lot 7.

There are also significant retaining wall heights up to 13.5 ft.

More information is required to determine the impact the new retaining walls will have on the existing

dwellings and walls.

k. Please explain the purpose of the proposed retaining wall located in the existing 10 ft. wide right-of-

way.

l. It is recommended that a performance bond be required for improvements within North Peak Street

and the sanitary sewer extension along the 10 ft wide right-of-way.

V. CONCLUSION

This application remains incomplete.

In addition, there are multiple important engineering issues that cannot be disconnected from the minor

subdivision. The licensed land surveyor is inappropriately including engineering items on the plan and

providing engineering review responses to the Borough.

It is required that a Minor Site Plan application and plans be prepared by a licensed professional engineer

and submitted.

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

Very truly yours, 

Carmela Roberts, P.E., C.M.E., C.P.W.M. 

Land Use Board Engineer 

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

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

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

Charles Farkouh, Applicant (GNF718@aol.com) 

Michael A. Bruno, Esq., Applicant’s Attorney (mbruno@ghclaw.com) 

Cameron Corini, P.E., C.M.E., C.P.W.M., Roberts Engineering Group, LLC 

GS Bachman, E.I.T., Roberts Engineering Group, LLC 
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