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PREPARED FOR: SOLAR POWERED 44, LLC

NEW JERSEY

LOT 7.01 BLOCK 58

BOROUGH OF HIGHLANDS
COUNTY OF MONMOUTH

VARIANCE PLAN

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

44 MILLER STREET

ZONING MAPTAX MAP
SCALE: 1"=150'

KEY MAP
N.T.SN.T.S

DONNA M. BULLOCK

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

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

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

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

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

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

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

SUBMISSION WAIVERS REQUESTED:

1. THE LOCATION OF ALL EXISTING WATERCOURSES, WOODED AREAS, EASEMENTS,
RIGHTS-OF-WAY, STREETS, ROADS, HIGHWAYS, RIVERS, BUILDINGS, STRUCTURES AND
ANY OTHER FEATURE ON THE PROPERTY AND WITHIN SEVENTY-FIVE (75) FEET OF THE
PROPERTY LINE. PROVIDED: LOCATION OF ALL RIGHTS-OF-WAY, STREETS, BUILDINGS
AND OTHER FEATURES ON THE SUBJECT SITE AND IN THE RIGHT-OF-WAY ALONG THE
FRONTAGE OF THE PROPERTY.

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

3. STORMWATER MANAGEMENT AND SANITARY SEWER REPORTS, INCLUDING PROPOSED
STORM DRAINAGE AND SANITARY DISPOSAL FACILITIES; SPECIFICALLY, THE LOCATION,
TYPE AND SIZE OF ALL EXISTING AND PROPOSED CATCH BASINS, STORM DRAINAGE
FACILITIES, UTILITIES, PLUS ALL REQUIRED DESIGN DATA SUPPORTING THE ADEQUACY
OF THE EXISTING OR PROPOSED FACILITIES TO HANDLE FUTURE STORM FLOWS.
PROVIDED: NONE.

4. EXISTING AND PROPOSED CONTOURS OF THE PROPERTY AND FOR SEVENTY-FIVE (75)
FEET OUTSIDE THE PROPERTY AT ONE (1) FOOT INTERVALS WHEN NEW BUILDINGS OR
PARKING AREAS ARE PROPOSED. SPOT ELEVATIONS FOR ANY DEVELOPMENT IN A
FLOOD HAZARD AREA. PROVIDED: EXISTING CONTOURS AND SPOT ELEVATIONS ON THE
SUBJECT SITE.

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

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

N.C. - NO CHANGE

ZONE R-2.02 REQUIREMENTS
REQUIRED EXISTING PROPOSED

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

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

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

MIN. FRONT SETBACK:

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

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

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

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

MAX. IMPERVIOUS COVERAGE 75% 55.1% 55.9%

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

BUILDING COVERAGE
DESCRIPTION EXISTING PROPOSED

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

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

LOT AREA 4,920 S.F.

TOTAL BUILDING 41.3% N.C.

LOT COVERAGE

IMPERVIOUS COVERAGE
DESCRIPTION EXISTING PROPOSED

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

CONCRETE 236 S.F. N.C.

CURB - 37 S.F.

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

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

LOT AREA                          4,920 S.F.

TOTAL IMPERVIOUS 55.1% 55.9%

LOT COVERAGE

NOTES:
1. THIS MAP IS NOT A SURVEY.

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

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

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

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

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

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

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

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

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

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

200' PROPERTY OWNERS LIST

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

CHAIRMAN DATE

SECRETARY DATE

PARKING REQUIREMENT:

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

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

PROPOSED # OF SPACES = 2 GARAGE PARKING SPACES PER UNIT

200' UTILITIES TO NOTIFY LIST
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Control #:

Date Issued:

Z-0099

8/20/2024

Borough of Highlands
151 Navesink Ave

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

DENIAL OF ZONING PERMIT

44 MILLER STREET

Owner in Fee: SOLAR POWERED 44, LLC

27 MILLER STREET

HIGHLANDS NJ 07732

Address:

Telephone: 973-572-5007

R202Zone:7.01Lot:58Block:

Contractor/Agent:

Address:

  

Telephone:

 Contractor License No:

Work Site Location:

IDENTIFICATION

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

Denied by:

Zoning

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

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

CONSTRUCT NEW TWO-FAMILY DUPLEX.

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

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

Zoning, 



 
 

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

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

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

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

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

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

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

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

mailto:donnab@MorganEngineeringLLC.com


 

August 12, 2025 

 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

 

Re: Completeness Review No. 1 

Applicant: Mark Landgrebe 

Use Variance  

Block 58, Lot 7.01 

44 Miller Street 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB25-10 

 

Dear Ms. Tran: 

 

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

Zoning and Land Use Regulations.  

 

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

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

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

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

in the AE Flood Hazard area.  

 

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

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

is a property history leading to the current application. 

 

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

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

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

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

unknown). 

 

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

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

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

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

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

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

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

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

 

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

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

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

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

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

 

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

new two-family structure by October 4, 2024.  

 

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

on January 12, 2025.  
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To summarize, the original duplex was an existing non-conforming use in the R-2.02 Single-Family Residential 

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

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

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

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

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

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

 

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

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

submitted for review. 

 

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

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

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

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

 

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

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

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

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

property. 

 

Section 21-98.A, 

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

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

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

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

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

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

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

nonconforming use shall be judged to have been abandoned: 

a. When it is changed to a conforming use. 

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

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

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

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

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

 

Section 21-98.C, 

Restoration. If a nonconforming use or structure is deemed to be one hundred percent (100%) destroyed 

(damages equal to or greater than the full equalized value of the structure) by any cause whatsoever, it shall only 

be reestablished so as to conform to all zoning standards in the zone in which it is located. 

  

I. COMPLETENNESS 

 

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

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

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

 

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

completeness purposes:  

 

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

Morgan Engineering, LLC. dated July 7, 2025; 

 

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

2025;  

 

https://ecode360.com/35390457#35390457
https://ecode360.com/35390460#35390460
https://ecode360.com/35390461#35390461
https://ecode360.com/35390462#35390462
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3. Copy of the Notice of Zoning Violations issued on March 4, 2024, by Courney Lopez, Zoning Officer for 

the Borough of Highlands; 

 

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

Borough of Highlands; 

 

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

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

 

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

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

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

 

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

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

 

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

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

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

 

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

 

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

 

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

 

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

 

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

 

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

 

II. ZONING 

 

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

corner of Miller Street and Fourth Street. 

 

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

Family Residential District. 

 

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

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

 

The Applicant will be required to provide proof during testimony. 

 

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

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

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

 

The Applicant will be required to provide proof during testimony. 

 

4. The following bulk requirement summary is provided for the Board’s reference.  
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Schedule I – Bulk and Area Requirements 

R-2.02 Single Family Residential District 

 Required Existing Proposed Variance 

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

Lot Frontage/Width (ft) 50    

     Miller Street  61.50 61.50 No 

     Fourth Street  80.00 80.00 No 

Lot Depth (ft) 75 70.75 70.75 Yes 

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

     Miller Street  3.3(1)F 3.6 Yes 

     Fourth Street  1.1(1)F ±1.1 Yes 

Min. Side Yard Setback (ft) 
6/8 

 
   

     Miller Street  24.0 F 22.5 No 

     Fourth Street  20.0 F 29.8 No 

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

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

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

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

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

 

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

(1) Existing non-conformity 

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

21-79.B 

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

height shall be increased by two and one-half feet 

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

  

III. CHECKLIST ITEMS 

 

1. Date, name, location of site, name of owner, scale, and reference meridian. Provided. 

 

2. Area of the lot and all lot line dimensions and bearings. Provided. 

 

3. The location of all existing watercourses, wooded areas, easements, rights-of-way, streets, roads, 

highways, rivers, buildings, structures, and any other feature on the property and within seventy-five (75) 

feet of the property line. Applicant seeks waiver. Acceptable. However, the dwelling and driveway on 

adjoining Lot 8 need to be shown on the plans. 

 

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

sideline, and rear yard distance. Partially provided. 

 

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

buildings or paved areas are proposed. Provided. 

 

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

 

7. Specifications for and location of proposed surface paving and curbing. Not applicable. 

 

8. Location of all structures within seventy-five (75) feet of the property. Partially provided.  

 

Applicant seeks waiver. Need dwelling on adjoining Lot 8. 

 

9. Location of off-street parking areas, with dimensions, showing proposed parking and loading spaces, 

with dimensions, width of proposed access drives and aisles and traffic circulation. Not applicable. 
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10. Stormwater management and sanitary sewer reports, including proposed storm drainage and sanitary 

disposal facilities; specifically, the location, type and size of all existing and proposed catch basins, 

storm drainage facilities, utilities, plus all required design data supporting the adequacy of the existing 

or proposed facilities to handle future storm flows. 

  

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

proposed utilities. 

 

11. Existing and proposed contours of the property and for seventy-five (75) feet outside the property at one 

(1) foot intervals when new buildings or parking areas are proposed. Spot elevations for any 

development in a flood hazard area.  

 

Applicant seeks waiver. The Applicant has provided sufficient information. 

 

12. The location and treatment of proposed entrances and exits to public rights-of-way, including the 

possible utilization of traffic signals, channelization, acceleration and deceleration lanes, additional 

widths, and any other devices necessary to traffic safety and/or convenience. Provided. 

 

13. The location and identification of proposed open space, parks, or other recreation areas. Not applicable. 

 

14. The location and design of landscaping, buffer areas and screening areas showing size, species and 

spacing of trees and plants and treatment of unpaved areas. Not applicable  

 

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

pedestrian use. Provided. 

 

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

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

 

17. Specific location and design of traffic control devices, signs, and lighting fixtures. The Board may require 

of the applicant expert testimony concerning the adequacy of proposed traffic control devices, signs, 

and lighting fixtures. Not applicable. 

 

18. Preliminary architectural plans for the proposed buildings or structures, indicating typical floor plans, 

elevations, heights and general design or architectural styling. Provided. 

 

19. The present and past status use and contemplated use of the property and all existing buildings on the 

property. A cleanup plan where such is necessary because of the past or present use of the site. Not 

applicable. 

 

20. A soil erosion and sediment control plan are required. Said plan shall be submitted to the Soil 

Conservation District and approval of the application shall be conditioned upon certification of the soil 

erosion and sediment control plan by the District. Exempted by Freehold Soil Conservation District. To 

provide an exemption letter. 

 

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

in place.  

 

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

 

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

Site Plan on (date). Provided. 

__________________________________________________________________________               

Chairman 

__________________________________________________________________________        

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

 

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

compliance with the provisions of this chapter. Open. 

 

IV. GENERAL COMMENTS 

 

1. Please rename the plan to Minor Site Plan. 

 

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

 

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

 

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

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

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

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

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

 

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

demolition.  

 

Please provide a deck setback category on the zoning table. 

 

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

 

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

setbacks are shown. 

 

Update the frontage/width. 

 

Provide building dimensions on the proposed dwelling.  

 

5. Please provide signed and sealed Architectural plans. 

 

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

 

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

plans. 

 

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

 

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

 

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

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

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

 

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

developments having many spaces and not single lots.  

 

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

 

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

on the Site Plan. 

 

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

encroachments. 

 

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

  

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

the architectural plans. 

 

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

shown, and the boundary is noted as proposed curb.  

 

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

 

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

towards the dwelling on adjoining Lot 5.01. 

 

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

under the deck. 

 

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

 

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

 

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

 

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

 

20. This application proposes a gravel driveway.   

 

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

 

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

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

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

 

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

Will any service lines be replaced or relocated?  

 

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

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

 

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

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

 

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

 

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

Flood Elevation (LDFL). Please provide a note. 

 

27. Please provide construction details: 

 

a. Sidewalk according to § 21-65.17. 

 

b. Gravel driveway 

 

c. Wall 

 

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

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

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

V. APPROVALS

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

documents for the following:

1. Freehold Soil Conservation Permit (exemption letter)

2. NJDEP FHA

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

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

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

Very truly yours, 

Carmela Roberts, PE, CME, CPWM 

Land Use Board Engineer 

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

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

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

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

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

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

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

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

GS Bachman, EIT, Roberts Engineering Group, LLC 

mailto:mmuscillo@highlandsborough.org
mailto:dglass@semerarolaw.com
mailto:swinters@highlandsborough.org
mailto:clopez@highlandsborough.org
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September 24, 2025 
 
Hand-Delivery 
Nancy Tran, Land Use Board Secretary  
Borough of Highlands Land Use Board  
151 Navesink Avenue  
Highlands, New Jersey 07732 
 
Re: Completeness Review No. 1  
 Minor Site Plan w/ Use Variance 

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

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

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

 
The enclosed plans and documents have been revised as necessary in accordance with Roberts Engineering 
Group LLC Completeness Review No. 1 dated August 12, 2025. 
 
Roberts Engineering Group Completeness Review No. 1 dated August 12, 2025 
Checklist Items 
3. The location of all existing watercourses, wooded areas, easements, rights-of-way, streets, roads, 

highways, rivers, buildings, structures, and any other feature on the property and within seventy-five 
(75) feet of the property line. Applicant seeks waiver. Acceptable. However, the dwelling and driveway 
on adjoining Lot 8 need to be shown on the plans.  

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

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

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

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

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

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

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

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

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

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

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

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

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

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

7. Please update the building height as 32’-0” and add elevations to a side section on the Architectural 
plans.  
Response: Updated Architectural plans to be provided under separate cover. 
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8. Please update the parking requirement table according to §21-65.14.C.1 Off-street parking.  
 

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

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

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

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

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

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

Response: Elevations have been provided at the building corners. 
 

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

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

shown, and the boundary is noted as proposed curb.  
Response: The gravel driveway is bounded by concrete curb.  
 
Some existing elevations are overlain by the proposed gravel hatching. Please indicate.  
Response: The gravel hatching has been removed from the Minor Site Plan set for clarity. 
 
Please confirm that runoff is not directed from the bottom grade of the curb/wall of the gravel driveway 
towards the dwelling on adjoining Lot 5.01. 
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 Response: A note stating same has been added to the Minor Site Plan set. 
 
The 1-story rear and side yard concrete deck appears to be open below. Please indicate the material 
under the deck.  
Response: Concrete slab is provided under the first story open deck.  

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

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

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

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

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

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

 
19. This application proposes a gravel driveway.  

Response: Statement of Fact. 
 

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

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

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

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

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

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

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

existing sidewalk along Miller Street and Fourth Street will require replacement of the concrete 
sidewalk.  
Response: Statement of Fact. 
The sidewalk along Fourth Street is in poor condition and we recommend full replacement.  
Response: The sidewalk along Fourth Street has been called out for replacement in kind. 



 
 

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

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

 
26. Please provide construction details:  

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

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

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



EXISTING 3 STORY.
MASONRY

DWELLING #44
1ST FLOOR ELEV.=14.9

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

ROOF PEAK ELEV.=34.0
(UNDER CONSTRUCTION)

(2,475 SF)

N.J.S
.P.C.S.
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PREPARED FOR: SOLAR POWERED 44, LLC

NEW JERSEY

LOT 7.01 BLOCK 58

BOROUGH OF HIGHLANDS
COUNTY OF MONMOUTH

MINOR SITE PLAN
W/ 'D' VARIANCE

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

44 MILLER STREET

ZONING MAPTAX MAP
SCALE: 1"=150'

KEY MAP
N.T.SN.T.S

DONNA M. BULLOCK

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

CERTIFICATE OF AUTHORIZATION: 24GA28229800

LEGEND
PROPOSED

4.5

TREE LINE
FENCE LINE
WATER LINE

WATER VALVE
SANITARY SEWER LINE
SANITARY CLEANOUT

MANHOLE
GAS LINE

INLET
CONTOURS

MINOR

MAJOR

SPOT ELEVATION
SURFACE FLOW DIRECTION

LIMIT OF DISTURBANCE

SILT FENCE

5
1

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

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

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

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

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

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

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

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

SUBMISSION WAIVERS REQUESTED:

1. THE LOCATION OF ALL EXISTING WATERCOURSES, WOODED AREAS, EASEMENTS,
RIGHTS-OF-WAY, STREETS, ROADS, HIGHWAYS, RIVERS, BUILDINGS, STRUCTURES AND
ANY OTHER FEATURE ON THE PROPERTY AND WITHIN SEVENTY-FIVE (75) FEET OF THE
PROPERTY LINE.

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

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

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

3. STORMWATER MANAGEMENT AND SANITARY SEWER REPORTS, INCLUDING PROPOSED
STORM DRAINAGE AND SANITARY DISPOSAL FACILITIES; SPECIFICALLY, THE LOCATION,
TYPE AND SIZE OF ALL EXISTING AND PROPOSED CATCH BASINS, STORM DRAINAGE
FACILITIES, UTILITIES, PLUS ALL REQUIRED DESIGN DATA SUPPORTING THE ADEQUACY
OF THE EXISTING OR PROPOSED FACILITIES TO HANDLE FUTURE STORM FLOWS.

PROVIDED: NONE.

4. EXISTING AND PROPOSED CONTOURS OF THE PROPERTY AND FOR SEVENTY-FIVE (75)
FEET OUTSIDE THE PROPERTY AT ONE (1) FOOT INTERVALS WHEN NEW BUILDINGS OR
PARKING AREAS ARE PROPOSED. SPOT ELEVATIONS FOR ANY DEVELOPMENT IN A
FLOOD HAZARD AREA.

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

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

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

N.C. - NO CHANGE

ZONE R-2.02 REQUIREMENTS
REQUIRED EXISTING PROPOSED

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

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

MIN. LOT FRONTAGE/WIDTH

FOURTH STREET 50 FT. 80 FT. 80 FT.

MILLER STREET 50 FT. 61.50 FT. 61.50 FT.

MIN. FRONT SETBACK:

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

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

MASONRY WALL 20 FT. - -0.7' **

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

FOURTH STREET 2 FT. 20 FT. 7.3 FT.

MILLER STREET 6 FT. 24 FT. 22.5 FT.

MAX. BUILDING COVERAGE 33% - 41.3%**

MAX. LOT COVERAGE 75% - 55.9%

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

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

ON-SITE PARKING 3 2 4

BUILDING COVERAGE
DESCRIPTION EXISTING PROPOSED

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

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

LOT AREA 4,920 S.F.

TOTAL BUILDING 41.3% N.C.

LOT COVERAGE
LOT COVERAGE

DESCRIPTION EXISTING PROPOSED

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

CONCRETE 236 S.F. N.C.

CURB - 37 S.F.

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

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

LOT AREA                          4,920 S.F.

TOTAL IMPERVIOUS 55.1% 55.9%

LOT COVERAGE

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

200' PROPERTY OWNERS LIST

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

CHAIRMAN DATE

SECRETARY DATE

BUILDING HEIGHT CALCULATION EXHIBIT

1

2

4

3

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

  TOTAL 18.5

18.5  4 = 4.6 AVERAGE GRADE

PEAK ELEV.= 34.0 - 4.6 = 29.4

BUILDING HEIGHT = 30 FT.+/-

SCALE: 1"=40'

ROOF PEAK ELEV.=34.0

AVG. GRADE ELEV.= ±4.6

G.F.E.=5.4

F.F.E.=14.9

N.T.S.

BUILDING HEIGHT DETAIL

22
'

BASE FLOOD ELEV.=11

APP #25-10

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

SIDEWALK DETAIL

CONCRETE CURB DETAIL

N.T.S.
PROPOSED STONE DRIVEWAY SECTION

6"

DESIGN FLOOD ELEV.=12

1 FT. FREEBOARD

29
.4

'


