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C. Permitted Principal Uses 
 Retail sales and services 
 OƯices 
 Banks and financial institutions 
 Eating and drinking establishments 
 Bakeries  
 Food preparation services 
 Food manufacturing given that a portion of the space is dedicated to the sale of the food 

products that are manufactured on-site.  
 Cottage food preparation services and sales 
 Microbreweries and distilleries 
 Pool halls 
 Houses of worship 
 Theaters 
 Childcare Centers 
 Educational uses 
 Art, artisan,  woodworking, and jewelry making handicraft studios, workshops and galleries 
 Health, fitness, dance, music, and martial arts studios 
 Municipal uses 
 Open space 
 Mixed-use developments 
 Existing single-family and two-family homes 
 Existing multi-family residential 
 Multi-family residential located in a mixed-use building where the first floor serves as a non-

residential use. 
 Wholesale sales and services 
 Hotels 
 Bed & Breakfasts  
 Body Piercing, tattoo, and skin art studios  
 Surface parking lots 

Permitted Accessory Uses 
 Parking in rear, side, and front yard or under building 
 Signage 
 Any other uses and structures customarily subordinate and incidental to permitted principal 

uses. 

D. Supplemental Use Standards 
 Permitted uses below the BFE:  

o Commercial or mixed-used buildings, and non-residential uses, such as oƯice or 
retail.  
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June 4, 2025 

 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

 

Re: Change of Use Completeness 

Applicant: Bay Avenue Property Management, LLC 

 181 Bay Avenue 

 Block 59, Lot 11.01 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB2025-08 

 

Dear Ms. Tran: 

 

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

Amended CBD Redevelopment Plan. The Applicant is seeking a Change of Use from a former church to Mixed Use 

Commercial. 

The subject property is a two-story brick building with site improvements on a 7,824-sf lot located in the Borough 

of Highlands’ Amended CBD Redevelopment Area. The lot is located along the southwest side of Bay Ave (County 

Route 8) between Miller Street and Valley Avenue. The site improvements consist of concrete and brick sidewalks, 

brick walls, wood deck, patio, concrete pads, and a lawn area. The lot has no driveway access and is in the 

Special Flood Hazard Zone AE. There are residential lots to the rear. 

Plans were provided after the submission of the Land Use Application. 

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

completeness purposes:  

 

1. Copy of Land Use Board Application for Use Change, dated May 13, 2025. 

 

2. Copy of a plan set entitled, “Change of Use Plan, of Lot 11.01 of Block 59, Tax Map Sheet #12, Borough 

of Highlands, Monmouth County, NJ”, prepared by WJH Engineering, signed and dated May 29, 2025, 

consisting of 2 sheets (Change of Use Plan).  

 

3. Copy of a plan entitled, “Boundary & Topographic Survey, Lot 11.01 of Block 59, Borough of Highlands, 

Monmouth County, NJ”, prepared by WJH Engineering, signed and dated April 23, 2024.  

 

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

 

I. ZONING 

1. The lot is located within the CBD zone per the Borough of Highlands’ Amended CBD Redevelopment 

Plan, August 21, 2024. 

 

2. The Applicant proposes “Mixed Use Commercial” uses.  

 

3. The Applicant requires zero (0) bulk variances for this application. 
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4. The following bulk requirement summary is provided for the Board’s reference: 

 

Schedule I – Bulk and Area Requirements 

CBD Central Business District 

Amended CBD Redevelopment 

8/21/2024 

Required Existing Proposed 

Min. Lot Area (sf) 2,500 7,824 7,824 

Lot Frontage/Width (ft) 25 100 100 

Min. Front Yard Setback (ft)  2 11.17 11.17 

Min. Side Yard Setback (ft) 0(S) or 5(S) 5.5 5.5(S) 

Min. Rear Yard Setback (ft) 5’ 12.87 12.87 

Max. Building Height (stories/ft) 4 Stories/45 2 stories 2 stories 

Max Lot Coverage 90% 62.75% 62.75% 

Max Building Coverage 90% 43.42% 43.42% 

FAR  n/a - - 

*     Existing non-conformity (none) 

(S) Dependent upon if adjacent to CBD or Residential zone, respectively. 

 

II. CHECKLIST ITEMS SECTION 21-58(D) and (E) 

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

 

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

 

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

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

feet of the property line. Provided. 

 

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

side line and rear yard distance. No proposed improvements. 

 

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

buildings or paved areas are proposed. No proposed improvements. 

 

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

 

7. Specifications for and location of proposed surface paving and curbing.  

No proposed improvements. 

 

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

 

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

with dimensions, width of proposed access drives and aisles and traffic circulation.  

No proposed improvements. 

 

10. Storm water management and sanitary sewer reports, including proposed storm drainage and sanitary 

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

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

proposed facilities to handle future storm flows. Not applicable. 
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11. Existing and proposed contours of the property and for seventy-five (75) feet outside the property at one 

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

development in a flood hazard area. No proposed improvements. 

Lot within Special Flood Hazard Zone AE.  

 

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

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

and any other devices necessary to traffic safety and/or convenience. No proposed improvements. 

 

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

 

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

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

 

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

pedestrian use. No proposed improvements. 

 

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

recycling and/or storage facilities. A general note is provided. 

 

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

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

and lighting fixtures. Not applicable. 

 

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

elevations, heights and general design or architectural styling. No proposed improvements. 

 

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

property. A cleanup plan where such is necessary because of the past or present use of the site. No 

proposed improvements. 

 

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

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

erosion and sediment control plan by the District. No proposed improvements. 

 

21. Soil Borings, when required by the Board Engineer. No proposed improvements. 

 

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

 

Application No. ________ approved/disapproved by the Highlands Land Use Board as a 

Minor Site Plan on ___________. 

(date) 

_____________________________________ 

Chairman 

_____________________________________ 

Secretary 

 

23. Certification statement for the County Planning Board approval / disapproval, if required.  

Provided. 

 

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

compliance with the provisions of this chapter. 

 

III. COMPLETENNESS 

We recommend this application be deemed complete.  
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IV. GENERAL COMMENTS

1. Per Sec. 21-55 and 21-58(D) and (E), the Applicant must come before the Board for a Change of Use

approval. The Applicant had purchased the former church and there are no proposed conditions for this

application. The Applicant seeks approval that any of the permitted uses in the CBD Redevelopment

Area can be installed in the future. Any improvements related to the new permitted use will be

addressed in the future through a Land Use Application or through the Building Department, as deemed

necessary for the proposed conditions.

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) 

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

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

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

Salvatore Alfieri, Esq., Applicant’s Attorney (salfieri@cgajlaw.com) 

Walter Hopkin, P.E. P.P., Applicant’s Engineer (whopkin@wjhengineering.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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