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February 13, 2024 

 

Nancy Tran 

Land Use Board Secretary  

Borough of Highlands Land Use Board 

151 Navesink Avenue 

Highlands, New Jersey 07732 

 

Re: Completeness Review Bulk Variances 

Applicant: David Caulfield 

 137 Highland Avenue 

 Block 26, Lot 14 

 Borough of Highlands, Monmouth County, New Jersey  

 Our File No.: HLPB2024-01 

 

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 201.3 sf single story 

rear addition within the footprint of an existing deck and is seeking bulk variances. The Applicant had 

received a Denial of Zoning Permit on January 19, 2024, for non-compliance of bulk requirements and 

must seek Planning Board approval. 

The subject property is an 855-sf single story frame dwelling with decking and other site 

improvements on a 2,680-sf lot located in the R-1.01 Zone as Block 26. Lot 14. The property is a pre-

existing undersized lot located at 137 Highland Ave dating from the year 1918, according to the 

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 Variance, dated January 22, 2024. 

 

2. Copy of a Denial of Zoning Permit issued on January 19, 2024, by Courtney Lopez, Zoning 

Officer for the Borough of Highlands. 

 

3. Copy of a plan set entitled, “Proposed Rear Single-Floor Addition For: Mr. David Caulfield, 137 

Highland Avenue, Highlands, New Jersey 07732, Block: 26 Lot: 14, Zone: R101, County of 

Monmouth”, prepared by Moglino Architect, dated January 12, 2024, and signed by Lou 

Moglino, Architect, consisting of 3 sheets. 

 

4. Copy of plan entitled, “Location Land Survey of Lot 14 in Block 26 on the Official Tax Map of 

the Borough of Highlands, Monmouth County, New Jersey”, prepared by Thomas Craig 

Finnegan Land Surveying, LLC., dated December 12, 2023. 

 

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

 

I. ZONING 

1. This property is located in the R-1.01 Residential District. 
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2. The Applicant requires three (3) 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. 

 

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

with Ordinance §21-85, existing and proposed bulk deficiencies which require bulk “c” 

variances are noted as follows: 

 

Schedule I – Bulk and Area Requirements 

R-1.01 Residential Zone Required Existing Proposed Variance 

Min. Lot Area (sf) 5,000 2,680 2,680 Existing 

Lot Frontage/Width (ft) 50 40 40 Existing 

Min. Lot Depth (ft) 100 70 70 Existing 

Min. Front Yard Setback (ft) 35 17.6 17.6 Existing 

Min. Side Yard Setback (ft)  8/12 5.3/6.7 5.0*/6.7 Yes -2 

Min. Rear Yard Setback (ft) 25 3.6 3.6 & 5.0* Yes -2 

Max. Building Height (ft) 30 19.1 19.1 No 

Max Lot Coverage 70% 51.9% 51.9% No 

Max Building Coverage 30% 31.9% 39.4% Yes 

On-Site Parking (spaces) 1.5 0 0 Existing 

*Proposed Addition 

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

1. Variances 

Residential "c" (minimum side yard setback) x2 1 EA  $ 125.00  $ 250.00 

Residential "c" (minimum rear yard setback) x2 1 EA  $ 125.00 $ 250.00 

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

Subtotal         $625.00 

 

2. B. Site Plans 

Minor       1 EA  $ 250.00  $ 250.00 

 

Total          $875.00 

 

III. ESCROW FEES (PART 6 FEE SCHEDULE ARTICLE XXIII, ORD. 21-108) 

1. Escrow Deposits     LS  $ 1,750.00  $1,750.00 

(twice Application Fee; Minimum $750) 
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IV. CHECKLIST ITEMS 

1. A key map at a scale of not less than 1" = 400 ft. Partially provided.  

 

Provide lot and block numbers within a 200 ft radius. 

 

2. The Tax Map sheet, block, and lot numbers. 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. Not provided. 

 

Please provide a certified list of 200 ft property owners on the plan. 

 

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

 

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

 

6. 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. Partially provided. 

 

Provide additional information within seventy-five feet of the southeasterly property line.  

 

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

setback, side line and rear yard distance. Partially provided.  

 

Provide building offsets to proposed addition. 

 

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

new buildings or paved areas are proposed. Not provided.  

 

Provide elevations for the proposed addition. 

 

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

 

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

 

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

 

Provide existing structures within seventy-five feet of the southeasterly property line.  

 

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

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

Not applicable. 

 

13. 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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14. 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. Not provided.  

 

Provide existing contours and spot elevations. 

 

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

including the possible utilization of traffic signals, channelization, acceleration, and 

deceleration lanes, additional widths, and any other devices necessary to traffic safety and/or 

convenience. Not applicable. 

 

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

applicable. 

 

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

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

 

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

devoted to pedestrian use. Not applicable. 

 

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

disposal, recycling and/or storage facilities. Not applicable.  

 

20. 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. 

 

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

plans, elevations, heights and general design or architectural styling. Partially provided.  

 

The first-floor elevation is not specified. Building height must be calculated per Borough of 

Highlands Section 21-8 Attachment 4. Deck location not consistent with the survey and 

architectural plans. 

 

22. The present and past status and use and contemplated use of the property and all existing 

buildings on the property. A cleanup plan where such is necessary because of the past or 

present use of the site. Not applicable. 

 

23. 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. Not applicable. 

 

24. Soil Borings, when required by the Board Engineer. Dependent upon method of construction. 

 

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

 

Provide a statement by a licensed engineer indicating that wetlands are or are not present on 

the property. 

 

26. Certification statement for the required municipal signatures, stating: Not provided.  

 

Please provide on the plan. 
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Application No. ________ approved/disapproved by the Highlands Land Use Board as a 

Minor Site Plan on ___________. 

(date) 

_____________________________________ 

Chairman 

_____________________________________ 

Secretary 

 

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

Not applicable. 

 

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

compliance with the provisions of this chapter. 

 

V. COMPLETENNESS 

The application may be deemed complete if the incomplete checklist items are 

addressed by the applicant during testimony at the hearing. 

 
VI. GENERAL COMMENTS 

1. The zoning chart on the plans is incorrect for the side yard setbacks. The side yard setbacks 

are individual for each side and are not combined.  

 

A variance is required for the existing and proposed side yard setbacks.  

 

2. The Borough’s minimum rear yard setback requirement is 25 ft. The existing dwelling has an 

existing variance condition at 3.6 ft and a proposed variance condition at 5.0 ft.  

 

A variance is required for the existing and proposed rear yard setbacks. 

 

3. The survey and architectural plans conflict with the presence of a wall and deck under 

existing and proposed conditions. According to §21-65.27, a terrace or deck shall not be 

considered in the determination of yard size or lot coverage, provided, however, that such 

terrace or deck is unroofed and without walls, parapets, or other form of enclosure. 

 

Please confirm the lot coverage. 

 

If applicable, the zoning chart on the plans shall be revised accordingly. 

 

4. The Applicant must provide information to indicate the proper building coverage. 

 

According to our calculations based on the provided information the proposed building 

coverage would be 39.4%. Applicant indicates a building coverage of 38.5%. 

 

First floor Existing 855 sf + Proposed 201.3 sf = 1,056.3 sf / 2,680 sf * 100 = 39.4%  

 

If applicable, the zoning chart on the plans shall be revised accordingly. 

 

A variance is required for building coverage over 30%. 

 

5. The Application for Section 7. Land Use Part B notes a 10’ x 15’ Addition.  This does not 

correspond with the dimensions shown on Sheet A-3 Proposed Floor Plan and Elevations.  

https://ecode360.com/35388246#35388246
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Please provide testimony. 

6. As a condition of approval, it is recommended that the Applicant provide a plot plan for review

and approval at the time of obtaining the building permit.

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) 

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

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

John B. Andersen, III, Esq., Applicant’s Attorney (janderson@fsfm-law.com)

Lou Moglino, Applicant's Architect (lou@moglinoarchitect.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

