


















Control #:

Date Issued:

Z-0014

1/31/2024

Borough of Highlands
151 Navesink Ave

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

DENIAL OF ZONING PERMIT

63 WASHINGTON AVENUE

Owner in Fee: WHEELER, EDWARD & 
MARGARET

63 WASHINGTON AVENUE

HIGHLANDS NJ 07732

Address:

Telephone:

R201Zone:17Lot:80Block:

Contractor/Agent:

Address:

  

Telephone:

 Contractor License No:

Work Site Location:

IDENTIFICATION

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

Denied by:

Zoning

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

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

Proposed minor subdivision
2 lots 
50x80
25x80

has been denied for noncompliance with provisions of Sections:   of the Municipal Zoning Ordinance for the following reasons:

Applicant must submit the the Land Use Board. 
Proposed lot sizes are 25'x 80' where 50'x 75' is required in the R-2.01

Zoning, 







July 5, 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: Wheeler 

63 Washington Avenue 

Block 80, Lot 17 

Borough of Highlands, Monmouth County, New Jersey 

Our File No.: HLPB24-03 

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 received a Zoning Denial Letter, dated January 31, 2024, upon seeking a minor 

subdivision and was deemed noncompliant per the Municipal Zoning Ordinance and advised to submit 

to the Land Use Board.  

The Applicant seeks a Minor Subdivision to subdivide existing Lot 17 in the R-2.01 Single Family 

Residential District into two lots of equal size, Lot 17.01 and Lot 17.02. Existing Lot 17 consists of 

4,000 sf having an elevated 1 ½ story frame dwelling with decks and garage under parking, stone 

drive and fencing. The dwelling will remain with decking and garage under parking and be situated on 

a proposed 2,000 sf lot and will be known as proposed Lot 17.01. The remaining 2,000 sf of Lot 17 

will be proposed Lot 17.02 consisting of a proposed elevated 2 story frame dwelling with decking, 

garage under parking and associated site improvements. 

The existing lot is conforming except for the front yard setback. The proposed lots are each non-

conforming and will require bulk variances.  

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 Minor Subdivision and Variance, dated May 1,

2024.

2. Copy of submission letter addressed to Ms. Nancy Tran, Land Use Board Secretary from Rick

Brodsky, Esq., Ansell Grimm & Aaron, PC, dated May 21, 2024.

3. Copy of a Denial of Zoning Permit issued on January 31, 2024, by Courtney Lopez, Zoning

Officer for the Borough of Highlands.

4. Copy of plan entitled, “Minor Subdivision Plan for Edward Wheeler, Lot 17, Block 80, Borough

of Highlands, Monmouth County, New Jersey”, prepared by Ronald Trinidad, PLS, R and T

Land Surveying, unsigned and dated August 17, 2023, consisting of 1 sheet.
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5. Copy of plans entitled, “New Construction, Wheeler Residence, Washington Avenue, 

Highlands, NJ, Block 80 Lot 17.02”, prepared by Jeremiah J. Regan, AIA, Architect, dated and 

signed January 15, 2024, consisting of 1 sheet. 

 

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

 

I. ZONING 

1. This property is located in the R-2.01 Single Family Residential District. 

 

2. The Applicant requires eleven (11) bulk variances. To be entitled to bulk “c” variance relief, 

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

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

 

The Applicant will be required to provide proof during testimony. 

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

with Ordinance §21-86A(4), existing and proposed bulk deficiencies which require bulk “c” 

variances have been noted: 

 

Schedule I – Bulk and Area Requirements 

R-2.01 Residential Zone Required Existing Lot 17 
Proposed 

Lot 17.01 

Proposed 

Lot 17.02 

Min. Lot Area (sf) 3,750 4,000 *2,000 *2,000 

Lot Frontage/Width (ft) 50 50 *25.00 *25.00 

Min. Lot Depth (ft) 75 80 80.00 80.00 

Min. Front Yard Setback 

(ft)*** 

20 **6.0 **6.0 *18.0 

Min. Side Yard Setback 

(ft)  

6/8 **1.2/28.6 **1.2/*3.6 *3.5/*3.5 

Min. Rear Yard Setback 

(ft) 

20 0 28.5 20.0 

Max. Building Height 

(ft)**** 

30 <32.5 <32.5 <32.5 

Max Lot Coverage 75% 62% 62.0 64.0 

Max Building Coverage 33% 22.8% *45.5 *37.8 

On-Site Parking (spaces)   2 4 2 Under 2 Under 

   *       Proposed Variance 

   **     Existing non-conformity 

***   Or average of the existing front yard setback within 200 ft of same block and zone or 

average of adjacent lots. 
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          **** 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. 

 

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

As posted on Borough website under Land Use forms  

1. Variances 

Residential "c" (minimum lot area) x2  1 EA  $ 125.00  $ 250.00 

Residential "c" (minimum lot frontage/width) x2 1 EA  $ 125.00  $ 250.00 

Residential "c" (minimum front yard setback) x1 1 EA  $ 125.00  $ 125.00 

Residential "c" (minimum side yard setback) x4 1 EA  $ 125.00  $ 500.00 

Residential "c" (maximum building coverage) x2  1 EA  $ 125.00  $ 250.00 

Subtotal                      $1,375.00 

 

2. B. Subdivisions 

Minor       1 EA  $ 400.00  $ 400.00 

Total                       $1,775.00 

 

3. Two checks in the amounts of $725.00 (Subdivision/Variance Application Fees) and 

$1,450.00 (Escrow Fee) were submitted with the submission package according to the cover 

letter by Mr. Brodsky.  

 

Please review for any additional fees that may be required for the submission. 

 

III. CHECKLIST ITEMS 

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

21-58A: 

 

Minor Subdivision Plat: The plat shall be prepared to scale, based on a current survey or some 

other similarly accurate base, at a scale of not less than one (1) inch equals one hundred (100) 

feet, to enable the entire tract to be shown on one (1) sheet. The plat shall be signed and sealed 

by a licensed New Jersey Land Surveyor and shall show or include the following information: 

 

1. A key map at a scale of not less than 1” = 400’ showing the location of that portion which is 

to be subdivided in relation to the entire tract and the surrounding area. Provided. 

 

2. All existing structures, wooded areas, and topographical features, such as slump blocks, 

within the portion to be subdivided and within seventy-five (75) feet thereof. Not provided.  

Please provide. 

 

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

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

evidence of ownership of any parcel of adjoining property within two hundred (200) feet, a 

certificate will be presented from the custodian of tax records to that effect. Not Provided.  

Please provide the list on the plan. 

 

4. The Tax Map sheet, block, and lot numbers. Provided. 
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5. All streets or roads and streams within seventy-five (75) feet of the subdivision. Provided. 

 

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

Provided. 

 

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

  

The Applicant has provided metes and bounds for all proposed lot lines on the plan.  

 

Metes and bounds descriptions for the new lots shall be provided if the application is 

approved. 

 

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

Please confirm any utility easements. 

 

9. Setback, side line and rear yard distances and existing structures. Provided.  

 

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

preparation and reference meridian. Provided.  

 

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

the property have been paid up to date. Provided.  

 

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

 

Application No. ________ approved/disapproved by the Highlands Borough Planning 

Board/Board of Adjustment as a Minor Subdivision on ___________. 

       (date) 

_____________________________________ 

Chairman 

_____________________________________ 

Secretary 

 

13. Certification statement for the County Planning Board approval / disapproval, if required. Not 

applicable. 

 

14. Zone district boundary lines, if any, on or adjoining the property to be subdivided and a 

schedule indicating the required minimum lot area, lot width, lot depth and front, rear and 

side yards of each zone district located on the property. Provided. 

 

15. A wetlands statement provided by a qualified expert. Not provided. 

 

A signed letter by a qualified expert is required. 

 

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

being subdivided if it is deemed necessary. Provided. 

 

The applicant has provided a generic house and driveway layouts to demonstrate the sizes of 

proposed homes and the need for any additional setback relief. 

 

17. A lot grading plan, to be reviewed by the Borough Engineer, if required. Not provided.  

 



Completeness Review No. 1 

Applicant: Wheeler 

63 Washington Avenue 

Block 80, Lot 17 

Borough of Highlands, Monmouth County, New Jersey 

Our File No.: HLPB24-03 

Page 5 of 6 

The minor subdivision plan notes that a fully executed plot plan and building plans will be 

submitted to the Municipality for review and approval of the building permit plan. 

The plans can be provided as a condition of approval. Please provide a response. 

IV. COMPLETENNESS

Inadequate information has been provided to perform a proper technical review for the

application and therefore the application is deemed incomplete.

V. GENERAL COMMENTS

1. The Minor Subdivision is dated but not signed.

2. Please add a note that states, “The Subdivision is to be perfected by the filing of deeds.”

3. Please update the Land Use signature block according to the checklist.

4. Please provide existing structures within 75 ft of the property.

5. Please provide the 200 ft owners list on the plan.

6. The architectural plans indicate a mean building height of 35’-0” from grade elevation and

the bulk and area requirements table notes <32.5’. Please provide information.

7. The applicant proposes to subdivide a conforming lot into 2 non-conforming lots requiring a

total of 11 variances.

8. We recommend that the plan be provided in black and white print and made clearer because

some text is difficult to read.

9. According to § 21-79 Yards, “There shall be provided, for each lot, front, rear and side yards

as required in the Schedule of Area and Bulk Requirements. In areas where at least seventy-

five (75%) percent of the lots within two hundred (200) feet are already developed, the front

yard setback may be either the required setback or the prevailing setback. The prevailing

setback shall be the average setback of buildings on the same block in the same zone, but

not less than the average of the setbacks of the buildings on the two (2) nearest adjacent lots

and in no case, less than half the required setback.”

The prevailing setback appears to be 11.0’ for Proposed Lot 17.02 based on the setbacks of

the adjacent lots of Lot 16 and Proposed 17.01.

10. The distance between the proposed building and the existing building on Lot 16 appears to be

7 feet±. Please provide building offset distances between the proposed and existing dwellings

to help the Board make an informative decision regarding the side yard setback variance.

11. Please provide a Bulk and Area Requirements chart indicating all the requirements and all the

existing and proposed values for the lots.

12. Please provide a breakdown of the individual impervious and pervious coverages with totals

for the existing and proposed lots.
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13. Please provide the existing utilities for the properties and within the right-of-way.

14. Please provide a label or note regarding the material and width of the proposed drive.

15. Please provide information on how the existing front deck on proposed Lot 17.01 will access

the ground level. Include this area in the impervious coverage.

16. Please provide information on how the existing concrete walkway on the proposed lot will be

altered and its relationship to the existing elevator and dwelling. Include this area in the

impervious coverage.

17. Please provide a wetlands letter signed by a wetlands expert and provide a note on the plan.

18. The minor subdivision notes that the proposed dwellings will be FEMA elevation compliant

and in accordance with municipal regulations.

A plot and grading plan and updated architectural plans will be required and are deferred as a

condition of approval. All runoff must be directed towards the road and away from the existing

and proposed dwellings and the adjoining properties.

19. The Applicant is requested to provide a response letter to the checklist and comments upon

submission of revised plans.

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, P.E., C.M.E., C.P.W.M. 

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) 

Rick Brodsky, Esq., Applicant’s Attorney (rbrodsky@ansell.law)  

Jeremiah J. Regan, AIA, Applicant’s Architect (jeremiahregan@aol.com) 

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

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

mailto:mmuscillo@highlandsborough.org
mailto:rbrodsky@ansell.law




















 

November 15, 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: Wheeler 

 63 Washington Avenue 

 Block 80, Lot 17 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB24-03 

 

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 received a Zoning Denial Letter, dated January 31, 2024, upon seeking a minor subdivision and 

was deemed noncompliant per the Municipal Zoning Ordinance and advised to submit to the Land Use Board.  

 

The Applicant seeks a Minor Subdivision to subdivide existing Lot 17 in the R-2.01 Single Family Residential 

District into two lots of equal size, Lot 17.01 and Lot 17.02. Existing Lot 17 consists of 4,000 sf having an 

elevated 1 ½ story frame dwelling with decks and garage under parking, stone drive and fencing. The dwelling will 

remain with decking and garage under parking and be situated on a proposed 2,000 sf lot and will be known as 

proposed Lot 17.01. The remaining 2,000 sf of Lot 17 will be proposed Lot 17.02 consisting of a proposed 

elevated 2 story frame dwelling with decking, garage under parking and associated site improvements. 

 

The existing lot is conforming except for the front yard setback. The proposed lots are each non-conforming and 

will require bulk variances.  

 

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

completeness purposes:  

 

1. Copy of resubmission letter addressed to Ms. Nancy Tran, Land Use Board Secretary from Rick Brodsky, 

Esq., Ansell Grimm & Aaron, PC, dated October 25, 2024. 

 

2. Copy of plan entitled, “Minor Subdivision Plan for Edward Wheeler, Lot 17, Block 80, Borough of 

Highlands, Monmouth County, New Jersey”, prepared by Ronald Trinidad, PLS, R and T Land Surveying, 

unsigned and dated August 17, 2023, and last revised July 12, 2024, consisting of 1 sheet. 

 

3. Copy of submission letter addressed to Ms. Nancy Tran, Land Use Board Secretary from Rick Brodsky, 

Esq., Ansell Grimm & Aaron, PC, dated May 21, 2024. 

 

4. Copy of plans entitled, “New Construction, Wheeler Residence, Washington Avenue, Highlands, NJ, Block 

80 Lot 17.02”, prepared by Jeremiah J. Regan, AIA, Architect, dated and signed January 15, 2024, 

consisting of 1 sheet. 

 

5. Copy of the Land Use Board Application for Minor Subdivision and Variance, dated May 1, 2024. 

 

6. Copy of a Letter report Denial of Zoning Permit issued on January 31, 2024, by Courtney Lopez, Zoning 

Officer for the Borough of Highlands. 
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We offer the following comments and recommendations for the Planning Board’s consideration:  

 

I. ZONING 

 

1. This property is located in the R-2.01 Single Family Residential District. 

 

2. The Applicant requires eleven (11) bulk variances. To be entitled to bulk “c” variance relief, the applicant 

must provide proof to satisfy the positive and negative criteria pursuance to N.J.S.A 40:55D-70c for bulk 

variances. 

 

The Applicant will be required to provide proof during testimony. 

 

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

Ordinance §21-86A (4), existing and proposed bulk deficiencies which require bulk “c” variances have 

been noted: 

 

Schedule I – Bulk and Area Requirements 

R-2.01 Residential Zone Required Existing Lot 17 
Proposed 

Lot 17.01 

Proposed 

Lot 17.02 

Min. Lot Area (sf) 3,750 4,000 *2,000 *2,000 

Lot Frontage/Width (ft) 50 50 *25.00 *25.00 

Min. Lot Depth (ft) 75 80 80.00 80.00 

Min. Front Yard Setback 

(ft)*** 

20 **6.0 **6.0 *18.0 

Min. Side Yard Setback (ft)  6/8 **1.2/28.6 **1.2/*3.6 *3.5/*3.5 

Min. Rear Yard Setback (ft) 20 28.5 28.5 20.0 

Max. Building Height (ft)**** 30 TBD TBD TBD 

Max Lot Coverage 75% 62% 62.0 64.0 

Max Building Coverage 33% 22.8% *45.5 *37.8 

On-Site Parking (spaces)   2 4 TBD 2 Under 

    
*       Proposed Variance 

   **     Existing non-conformity 

***   Or average of the existing front yard setback within 200 ft of same block and zone or average of adjacent 

lots. 

          **** 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. 

 

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

 

As posted on Borough website under Land Use forms  

 

1. Variances 

 

Residential "c" (minimum lot area)                  x2 1 EA  $ 125.00  $ 250.00 

Residential "c" (minimum lot frontage/width)   x2 1 EA  $ 125.00  $ 250.00 

Residential "c" (minimum front yard setback)      x1 1 EA  $ 125.00  $ 125.00 

Residential "c" (minimum side yard setback)  x4 1 EA  $ 125.00  $ 500.00 

Residential "c" (maximum building coverage)  x2  1 EA  $ 125.00  $ 250.00 

Subtotal                      $1,375.00 

 

2. B. Subdivisions 

 

Minor       1 EA  $ 400.00  $ 400.00 

Total                       $1,775.00 
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III. CHECKLIST ITEMS 

 

The following information was reviewed for completeness purposes pursuant to Ordinance Section 21-58A: 

 

Minor Subdivision Plat: The plat shall be prepared to scale, based on a current survey or some other similarly 

accurate base, at a scale of not less than one (1) inch equals one hundred (100) feet, to enable the entire 

tract to be shown on one (1) sheet. The plat shall be signed and sealed by a licensed New Jersey Land 

Surveyor and shall show or include the following information: 

 

1. A key map at a scale of not less than 1” = 400’ showing the location of that portion which is to be 

subdivided in relation to the entire tract and the surrounding area. Provided.  

 

2. All existing structures, wooded areas, and topographical features, such as slump blocks, within the 

portion to be subdivided and within seventy-five (75) feet thereof. Provided.  

 

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

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

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

custodian of tax records to that effect. Provided.  

 

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

 

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

 

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

 

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

  

The Applicant has provided metes and bounds for all proposed lot lines on the plan.  

 

Metes and bounds descriptions for the new lots shall be provided if the application is approved. 

 

8. The existence and location of any utility or other easement. Provided with plan note. 

 

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

 

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

reference meridian. Provided.  

 

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

property have been paid up to date. Provided.  

 

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

 

Application No. ________ approved/disapproved by the Highlands Borough Planning Board/Board of 

Adjustment as a Minor Subdivision on ___________. 

       (date) 

_____________________________________ 

Chairman 

_____________________________________ 

Secretary 

 

13. Certification statement for the County Planning Board approval / disapproval, if required. Not applicable. 

 

14. Zone district boundary lines, if any, on or adjoining the property to be subdivided and a schedule 

indicating the required minimum lot area, lot width, lot depth and front, rear and side yards of each zone 

district located on the property. Provided. 
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15. A wetlands statement provided by a qualified expert. Provided. 

 

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

subdivided if it is deemed necessary. Provided. 

 

The applicant has provided a generic house and driveway layouts to demonstrate the sizes of proposed 

homes and the need for any additional setback relief. 

 

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

 

The Applicant is required to provide a lot grading plan. 

 

IV. COMPLETENNESS 

 

We recommend this application be deemed complete. 

 

V. GENERAL COMMENTS 

 

1. The Minor Subdivision is dated but not signed by the professional. In addition, the signatures of the 

owners are required. 

 

2. Update the Certification Statement to note the Borough of Highlands Land Use Board. 

 

3. Please provide and update the signature blocks noting the Map Filing Law, updated surveyor’s 

certification, notary public, filing with the county, and setting of monuments. 

 

4. Property corners are required to be set. Please indicate on the plan and the type of survey marker. 

 

5. Please provide coordinates for at least three property corners. 

 

6. Please provide the Point of Beginning for the existing and proposed lots. 

 

7. Please list the deed reference of the survey. 

 

8. Please note the scale of the Key Map. 

 

9. As requested, a wetlands letter which has been prepared and signed by a wetlands expert has been 

provided and notes the absence of wetlands.  

 

10. Please update the required building height to be 30 ft and 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. 

 

11. A building height variance is unable to be determined until more information is provided on the plans.  

 

The building heights on the architectural plans (January 15, 2024) and the zoning table are not 

consistent.  

 

The elevations provided are unclear. One foot is to be added to the BFE within the Flood Hazard Area per 

§21-8 Definitions for Building Height and Grade Plane.  

 

12. The distance between the proposed building and the existing building on Lot 16 appears to be 7 feet±. 

Please provide building offset distances between the proposed and existing dwellings to help the Board 

make an informed decision regarding the side yard setback variance. 

 

13. Please update the front yard and rear yard setbacks for Proposed Lot 17.02. 
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According to § 21-65.27 Yards, Courts and Exposures, any deck that extends above the elevation of the 

first floor of the principal structure shall meet the setback requirements for that principal structure.  

 

Provide a prevailing setback analysis according to § 21-79.B: 

 

In areas where at least seventy-five (75%) percent of the lots within two hundred (200) feet are already 

developed, the front yard setback may be either the required setback or the prevailing setback. The 

prevailing setback shall be the average setback of buildings on the same block in the same zone, but 

not less than the average of the setbacks of the buildings on the two (2) nearest adjacent lots and in no 

case, less than half the required setback. 

 

Please submit for the Board’s review. 

 

14. Please clarify the number of proposed parking spaces for Lots 17.01 & 17.02.  

 

There are currently 4 parking spaces for Lot 17 and a total of 4 spaces for Proposed Lots 17.01 & 

17.02 according to the application and zoning table. Proposed Lot 17.01 may have insufficient parking.  

 

The existing and proposed dwellings each have 3 bedrooms and are required to provide 2 parking 

spaces according to § 21-65.14.C, Off-Street Parking, Residential Zones and Uses. 

 

The existing dwelling has an existing garage under layout, but it is unknown if one or two spaces are 

provided in the garage. The length of the area between the garage and the existing sidewalk does not 

accommodate a parking space. The existing vacant stone area possibly provides 3 parking spaces for 

Lot 17, but these spaces have been eliminated by proposed Lot 17.02. Proposed Lot 17.01 with the 

existing dwelling may only have 1 space and requires 2 spaces. 

 

The proposed dwelling on Proposed Lot 17.02 has a garage under layout and provides 2 spaces. The 

proposed 18’ long driveway possibly accommodates at least one space. This may change depending on 

the prevailing setback. 

 

According to § 21-65.14.C..2.c., a two-car garage and driveway combination shall count as 3.5 off-street 

parking spaces, provided a minimum parking area width of 20 feet is provided for a minimum length of 

18 feet as specified for a one-car garage and driveway combination. 

The proposed stone driveway is 18 feet long however the width is not indicated on the plan. 

 

15. Please provide the location of the existing sanitary sewer service and water service for the property.  

 

16. Please provide the proposed sanitary sewer service and cleanout location and provide the proposed 

water service location.  

 

17. Please provide a label or note regarding the material and width of the proposed drive.  

 

18. Indicate existing and proposed depressed curbing. 

 

19. Please provide information on how the existing concrete walkway on the proposed lot will be altered and 

its relationship to the elevator and dwelling.  

 

Confirm that this area is included in the impervious coverage.  

 

Provide a listing of the impervious coverages and areas. 

 

20. The minor subdivision notes that the proposed dwellings will be FEMA elevation compliant and in 

accordance with municipal regulations.  

 

A plot and grading plan and updated architectural plans will be required. All runoffs must be directed 

towards the road and away from the existing and proposed dwellings and the adjoining properties. 
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21. Site Specific Note 5 and General Note 6 to list the NJDEP regulatory flood elevation.

22. An existing mature holly is discussed and shown in photos referenced with the wetlands letter. It

appears that it may be situated within the proposed area of construction.

Should the holly be removed from the lot, Ordinance O-24-04 §22.1.8 (Tree Replacement

Requirements) will be required for the application.

The applicant would need to determine the diameter of the tree at breast height and provide

replacement trees according to §22.1.8.A or an alternative according to §22.1.8.B.

23. Provide construction details.

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

Very truly yours, 

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

Land Use Board Engineer 

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

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

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

Rick Brodsky, Esq., Applicant’s Attorney (rbrodsky@ansell.law)  

Jeremiah J. Regan, AIA, Applicant’s Architect (jeremiahregan@aol.com) 

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

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