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 2024 December 03 

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

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

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

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

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

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

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

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

 5.  VI.3:  The proposed first floor deck extends beyond the lot line in accordance with 
 21-86A.4.b(2)(a) for bungalow colonies.  This is shown in the attached survey at the time of 
 the purchase and sale of the property by the current homeowner.  The adjacent 



 residences and their decks extending past the property lines are shown on the proposed 
 layout plan [PM-102.00] 

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

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

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

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

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

 design drawings. 

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

 Sincerely, 
 The Elevated Studio 

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

EDGE OF FIRST FLOOR DECK

REQUIREMENT R-2.03
RESIDENTIAL
ZONE

BUNGALOW
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REQUIRED

EXISTING LOT 26.43
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COLONIES

PROPOSED LOT 26.43
BUNGALOW
COLONIES
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- FlashingFlashingFlashing will be installed for all new window and door installationsInsulationThe scope of work includes but is not limited to the furnishing, installing  scope of work includes but is not limited to the furnishing, installing scope of work includes but is not limited to the furnishing, installing  of work includes but is not limited to the furnishing, installing of work includes but is not limited to the furnishing, installing  work includes but is not limited to the furnishing, installing work includes but is not limited to the furnishing, installing  includes but is not limited to the furnishing, installing includes but is not limited to the furnishing, installing  but is not limited to the furnishing, installing but is not limited to the furnishing, installing  is not limited to the furnishing, installing is not limited to the furnishing, installing  not limited to the furnishing, installing not limited to the furnishing, installing  limited to the furnishing, installing limited to the furnishing, installing  to the furnishing, installing to the furnishing, installing  the furnishing, installing the furnishing, installing  furnishing, installing furnishing, installing  installing installing and testing to industry standards and good construction practices the  testing to industry standards and good construction practices the testing to industry standards and good construction practices the  to industry standards and good construction practices the to industry standards and good construction practices the  industry standards and good construction practices the industry standards and good construction practices the  standards and good construction practices the standards and good construction practices the  and good construction practices the and good construction practices the  good construction practices the good construction practices the  construction practices the construction practices the  practices the practices the  the the following residential payment items: Wall Insulation, Ceiling Insulation,  residential payment items: Wall Insulation, Ceiling Insulation, residential payment items: Wall Insulation, Ceiling Insulation,  payment items: Wall Insulation, Ceiling Insulation, payment items: Wall Insulation, Ceiling Insulation,  items: Wall Insulation, Ceiling Insulation, items: Wall Insulation, Ceiling Insulation,  Wall Insulation, Ceiling Insulation, Wall Insulation, Ceiling Insulation,  Insulation, Ceiling Insulation, Insulation, Ceiling Insulation,  Ceiling Insulation, Ceiling Insulation,  Insulation, Insulation, Floor Insulation and Vapor Barrier.- Wall InsulationWall InsulationNewly installed walls will receive R-19 rated insulation. Unless otherwise noted on the approved drawings.- Ceiling InsulationCeiling InsulationCeiling insulation to be installed as per the approved construction drawings and meet all local building code requirements.   R-30- Floor insulationsFloor insulationsNewly installed floors will receive R-30 rated insulation. Unless otherwise noted on the approved construction drawings.- Vapor barrierVapor barrierVapor barriers will be installed to meet all applicable local building codes. Exterior SurfacesThe scope of work may include but is not limited to the furnishing,  scope of work may include but is not limited to the furnishing, scope of work may include but is not limited to the furnishing,  of work may include but is not limited to the furnishing, of work may include but is not limited to the furnishing,  work may include but is not limited to the furnishing, work may include but is not limited to the furnishing,  may include but is not limited to the furnishing, may include but is not limited to the furnishing,  include but is not limited to the furnishing, include but is not limited to the furnishing,  but is not limited to the furnishing, but is not limited to the furnishing,  is not limited to the furnishing, is not limited to the furnishing,  not limited to the furnishing, not limited to the furnishing,  limited to the furnishing, limited to the furnishing,  to the furnishing, to the furnishing,  the furnishing, the furnishing,  furnishing, furnishing, installing and testing to industry standards and good construction  and testing to industry standards and good construction and testing to industry standards and good construction  testing to industry standards and good construction testing to industry standards and good construction  to industry standards and good construction to industry standards and good construction  industry standards and good construction industry standards and good construction  standards and good construction standards and good construction  and good construction and good construction  good construction good construction  construction construction practices the following items: Siding, Soffit, Fascia, Trim, House Wrap,  the following items: Siding, Soffit, Fascia, Trim, House Wrap, the following items: Siding, Soffit, Fascia, Trim, House Wrap,  following items: Siding, Soffit, Fascia, Trim, House Wrap, following items: Siding, Soffit, Fascia, Trim, House Wrap,  items: Siding, Soffit, Fascia, Trim, House Wrap, items: Siding, Soffit, Fascia, Trim, House Wrap,  Siding, Soffit, Fascia, Trim, House Wrap, Siding, Soffit, Fascia, Trim, House Wrap,  Soffit, Fascia, Trim, House Wrap, Soffit, Fascia, Trim, House Wrap,  Fascia, Trim, House Wrap, Fascia, Trim, House Wrap,  Trim, House Wrap, Trim, House Wrap,  House Wrap, House Wrap,  Wrap, Wrap, Skirting, Masonry and Stucco.See component specifications and the approved construction drawings for  component specifications and the approved construction drawings for component specifications and the approved construction drawings for  specifications and the approved construction drawings for specifications and the approved construction drawings for  and the approved construction drawings for and the approved construction drawings for  the approved construction drawings for the approved construction drawings for  approved construction drawings for approved construction drawings for  construction drawings for construction drawings for  drawings for drawings for  for for details.Interior SurfacesThe scope of work may include but is not limited to the furnishing,  scope of work may include but is not limited to the furnishing, scope of work may include but is not limited to the furnishing,  of work may include but is not limited to the furnishing, of work may include but is not limited to the furnishing,  work may include but is not limited to the furnishing, work may include but is not limited to the furnishing,  may include but is not limited to the furnishing, may include but is not limited to the furnishing,  include but is not limited to the furnishing, include but is not limited to the furnishing,  but is not limited to the furnishing, but is not limited to the furnishing,  is not limited to the furnishing, is not limited to the furnishing,  not limited to the furnishing, not limited to the furnishing,  limited to the furnishing, limited to the furnishing,  to the furnishing, to the furnishing,  the furnishing, the furnishing,  furnishing, furnishing, installing and testing to industry standards and good construction  and testing to industry standards and good construction and testing to industry standards and good construction  testing to industry standards and good construction testing to industry standards and good construction  to industry standards and good construction to industry standards and good construction  industry standards and good construction industry standards and good construction  standards and good construction standards and good construction  and good construction and good construction  good construction good construction  construction construction practices the following items: Drywall- DrywallDrywallDrywall to be installed as per the approved construction drawings. And meet all local code requirements.Drywall installation will include hanging, taping, floating and sanding. All exposed surfaces in living spaces to receive a level 4 finish. Drywall in mechanical spaces and fire separation between garage/living spaces to be 5/8 type x fire rated panels. All installations to meet local building code requirements Finish CarpentryThe scope of work may include but is not limited to the furnishing, installing and testing to industry standards and good construction practices the following items: Trim Carpentry.All interior finish trim to be installed as per the approved construction drawings. All material to standard builder's grade. See component specification for details.CabinetryThe scope of work may include but is not limited to the furnishing, installing and testing to industry standards and good construction practices the following items: Base Cabinets, Upper Cabinets, Counter Top and Bath Vanity.Cabinetry to be installed as per the approved construction drawings. See component specifications for details and standard of quality.AppliancesThe scope of work may include but is not limited to the furnishing, installing and testing to industry standards, energy star, local building codes and good construction practices the following items: Kitchen and bathroom appliances, general home appliances.Appliances to be installed in locations as per the approved construction drawings. The list of appliances by Frigidare and specified in this set of drawings is:30" Refrigerator:  FFTR2021QSFFTR2021QS24" Dishwasher:  FFID2423RS30" Microwave:  FFMV164LS FFMV164LS30"Range:  FFGF3053LS25" Sink:  D125213  by Elkay D125213  by ElkayD125213  by ElkayFaucet:  21987LF-SS  by Delta21987LF-SS  by DeltaFlooringThe scope of work may include but is not limited to the furnishing, installing and testing to industry standards and good construction practices the following items: Carpet, Vinyl Floor, Laminate Wood and Transition StripsFlooring to be installed as per the approved construction drawings.Laminate, vinyl, standard carpeting are acceptable finishes.PaintThe scope of work may include but is not limited to the furnishing, installing and testing to industry standards and good construction practices the following items: Interior Paint, Exterior Paint.  (Low/No VOC adhesives and sealants).Drywall finishes to receive 1 coat of primer and 2 finish coats of paint  to receive 1 coat of primer and 2 finish coats of paint flat finish unless otherwise noted. See component specification for details Interior trim to receive 1 coat of primer and 2 finish coats of paint  to receive 1 coat of primer and 2 finish coats of paint finish to be semi-gloss unless otherwise noted. See component specification for details.
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September 16, 2024 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

Re: Completeness Review No. 1 

Applicant: Suzanna McGhee 

43 Gravelly Point Road 

Block 100, Lot 26.43 

Borough of Highlands, Monmouth County, New Jersey  

Our File No.: HLPB24-05 

Dear Ms. Tran: 

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

Land Use Regulations. 

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

been demolished.  

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

located in the AE Flood Hazard area. 

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

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

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

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

purposes:  

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

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

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

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

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

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

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

I. ZONING 

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

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

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

permitted in the district for a principal structure. To be entitled to “d” variance relief, the applicant must provide proof 

to satisfy the positive and negative criteria pursuance to N.J.S.A 40:55D-70d. The Applicant is proposing a two-story

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

proof during testimony.

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

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

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

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

minimum lot area, minimum lot depth, and minimum lot width. To be entitled to bulk “c” variance relief, the applicant

must provide proof to satisfy the positive and negative criteria pursuance to N.J.S.A 40:55D-70c. 
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The Applicant will be required to provide proof during testimony. 

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

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

Requirement 

R-2.03

Residential 

Zone 

Bungalow 

Colonies 

Required  

Existing 

Lot 26.43 

Bungalow 

Colonies 

Proposed  

Lot 26.43 

Bungalow 

Colonies 

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

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

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

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

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

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

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

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

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

On-Site Parking (spaces) 2 1 - 2 

* Proposed Variance

**    Existing non-conformity 

*** Where a dwelling is constructed or reconstructed to provide the required parking under the structure, the 

maximum height shall be increased by two and one-half (2 ½) feet. 

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

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

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

II. VARIANCES REQUIRED:

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

D (6) Bulk Variance required

§21-86A.4.b (2)(d) 

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

2. Those noted in the Table. 

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

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

setback measurements. 

As posted on Borough website under Land Use forms  

Variances: 

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

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

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

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

Subtotal $525.00 

IV. CHECKLIST ITEMS

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

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

technical review and fee calculation for the application.

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

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

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

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

VI. GENERAL COMMENTS

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

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

proposed setbacks. 

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

3. Please confirm the proposed building and lot coverages. 

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

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

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

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

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

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

9. Please provide the base and design flood elevations.

We will continue our review upon submission of revised plans. 

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

Very truly yours, 

Carmela Roberts, PE, CME, CPWM 

Land Use Board Engineer 

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

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

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

Suzanne McGhee, Applicant (sue@mesuey.com) 

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

Kelly Pham, EIT, Roberts Engineering Group, LLC 

mailto:mmuscillo@highlandsborough.org


 

October 25, 2024 

 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

 

Re: Completeness Review No. 2 

Applicant: Suzanna McGhee 

 43 Gravelly Point Road 

 Block 100, Lot 26.43 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB24-05 

 

Dear Ms. Tran: 

 

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

Zoning and Land Use Regulations. 

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

dwelling has since been demolished.  

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

The property is located in the AE Flood Hazard area. 

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

 

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

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

 

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

completeness purposes:  

 

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

 

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

 

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

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

 

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

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

in the last 5 years. 

 

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

 

I. ZONING 

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

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

ordinances. 

 

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

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

applicant must provide proof to satisfy the positive and negative criteria pursuance to N.J.S.A 40:55D-
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70d. The Applicant is proposing a two-story building with a building height of 25.85 feet, where 20 feet 

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

 

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

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

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

proposed for the lot. 

 

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

variances for minimum lot area, minimum lot depth, and minimum lot width. To be entitled to bulk “c” 

variance relief, the applicant must provide proof to satisfy the positive and negative criteria pursuance 

to N.J.S.A 40:55D-70c. 

The Applicant will be required to provide proof during testimony. 

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

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

been noted: 

 

Requirement 

R-2.03 

Residential 

Zone 

 

Bungalow 

Colonies 

Required  

 

Existing 

Lot 26.43 

Bungalow 

Colonies 

Proposed  

Lot 26.43 

Bungalow 

Colonies 

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

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

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

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

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

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

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

 

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

Includes 

decks 

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

Includes roof                                                                                                                                                                                                                                                                                   

On-Site Parking (spaces)   2  1 - 2 

   *       Proposed Variance 

**     Existing non-conformity 

*** Where a dwelling is constructed or reconstructed to provide the required parking under the structure, the 

maximum height shall be increased by two and one-half (2 ½) feet. 

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

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

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

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

 

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

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

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

 

Please confirm both side yard setbacks of 3 ft. 

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

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

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

 

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

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

 

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

 

II. VARIANCES REQUIRED: 

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

D (6) Bulk Variance required   

§21-86A.4.b (2)(d)  

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

 

2. Those noted in the Table. 

 

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

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

building and setback measurements. 

As posted on Borough website under Land Use forms  

Variances: 

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

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

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

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

 

Subtotal         $525.00 

 

IV. CHECKLIST ITEMS 

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

 

V. COMPLETENNESS 

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

a complete technical review and fee calculation for the application. 

 

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

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

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

 

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

 

VI. GENERAL COMMENTS 

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

 

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

proposed setbacks are required. 

 

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

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

of the lot, proposed dwelling and setbacks.  

 

The plot plan is incomplete.  

 

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

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

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

 

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

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

 

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

 

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

 

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

 

Some architectural sheets are incomplete with missing reference information. 

 

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

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

 

§21-86A.4.b(2)(a) states as follows: 

 

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

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

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

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

property surveys conducted by a licensed surveyor.  

 

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

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

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

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

 

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

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

28.85 ft. Please clarify and correct, as necessary. 

 

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

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

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

compared to the architectural plans.  

 

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

The Applicant has noted that the lot coverage includes decks. 

 

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

coverage. Please recalculate the lot coverage. 

 

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

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

 

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

plans. Indicate the surface material and construction detail. 

 

8. Please provide any additional impervious coverage on the plan. 

 

https://ecode360.com/35388246#35388246
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9. Runoff appears to flow towards the sides and pond at the back of the lot. Applicant to propose grading

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

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

including midpoints of same.

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

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

We will continue our review upon submission of revised plans. 

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

Very truly yours, 

Carmela Roberts, PE, CME, CPWM 

Land Use Board Engineer 

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

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

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

Suzanne McGhee, Applicant (sue@mesuey.com) 

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

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

GS Bachman, EIT, Roberts Engineering Group, LLC 

mailto:mmuscillo@highlandsborough.org


 

December 6, 2024 

 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

 

Re: Completeness Review No. 3 

Applicant: Suzanna McGhee 

 43 Gravelly Point Road 

 Block 100, Lot 26.43 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB24-05 

 

Dear Ms. Tran: 

 

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

Zoning and Land Use Regulations. 

 

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

dwelling has since been demolished.  

 

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

The property is located in the AE Flood Hazard area. 

 

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

 

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

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

 

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

completeness purposes:  

 

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

2024. 

 

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

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

 

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

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

on December 3, 2024, and signed. 

 

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

 

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

 

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

 

I. ZONING 

 

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

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

ordinances. 

 

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

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

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

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

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

minimum lot width. To be entitled to bulk “c” variance relief, the applicant must provide proof to satisfy 

the positive and negative criteria pursuance to N.J.S.A 40:55D-70c. 

The Applicant will be required to provide proof during testimony. 

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

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

noted:

Requirement 

R-2.03

Residential 

Zone 

Bungalow 

Colonies 

Required 

Existing 

Lot 26.43 

Bungalow 

Colonies 

Proposed 

Lot 26.43 

Bungalow 

Colonies 

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

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

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

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

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

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

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

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

Includes 

decks 

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

Includes roof 

On-Site Parking (spaces) 2 1 - 2 

* Proposed Variance

**    Existing non-conformity 

*** Where a dwelling is constructed or reconstructed to provide the required parking under the structure, the 

maximum height shall be increased by two and one-half (2 ½) feet. 

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

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

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

II. VARIANCES REQUIRED:

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

D (6) Bulk Variance required

§21-86A.4.b (2)(d)

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

2. Those noted in the Table.

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

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

building and setback measurements.

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

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

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

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

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

Subtotal $525.00 

IV. CHECKLIST ITEMS

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

V. COMPLETENNESS

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

technical review and fee calculation for the application.

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

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

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

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

VI. GENERAL COMMENTS

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

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

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

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

conforming and proposed.

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

This is acceptable.

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

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

properties.

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

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

feet.

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

The building height is incorrectly shown on the architectural plans.

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

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

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

floor and the roof ridge.

Include the note, “Where a dwelling is constructed or reconstructed to provide the required parking

under the structure, the maximum height shall be increased by two and one-half (2 ½) feet.” in the

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

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

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

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

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

to not impact adjoining properties.

We will continue our review upon submission of revised plans. 

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

Very truly yours, 

Carmela Roberts, PE, CME, CPWM 

Land Use Board Engineer 

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

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

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

Suzanne McGhee, Applicant (sue@mesuey.com) 

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

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

GS Bachman, EIT, Roberts Engineering Group, LLC 

mailto:mmuscillo@highlandsborough.org

