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INTRODUCTION 
Redevelopment is the process of rebuilding a previously developed area that has fallen into a 
state of disrepair and has become detrimental to the general welfare of the community. This can 
involve the acquisition and demolition of existing structures and facilities if needed to make way 
for new improvements. Redevelopment planning is the process of determining how the 
redevelopment of particular properties can best improve a community, and to use local 
government powers to encourage development and growth where it otherwise would be unlikely 
to happen.  

New Jersey laws allow for a municipality to utilize redevelopment as a tool to stimulate economic 
development and improve conditions on properties that meet certain statutory criteria that qualify 
them as being ‘in need of redevelopment.’ Redevelopment as a planning instrument offers a 
number of potential benefits to the Borough. Through redevelopment, the Borough is allowed 
more flexibility to negotiate with, and offer financial incentives such as long-term tax abatements 
to potential developers, than is otherwise available through standard land development 
procedures. Under redevelopment the Borough can take a more proactive approach to improving 
targeted areas. This can be used as a means to stimulate development where it might not occur 
through market forces and private capital alone.  

In December of 2016, the Mayor and Council of the Borough directed the Land Use Board, in 
Resolution 16-228, to undertake an investigation of the area of Block 105.107, Lot 1.1, the 
Shadow Lawn Mobile Home Park on Ocean Boulevard, to determine if it met the statutory criteria 
as found in N.J.S.A. 40A:12A-5 to be designated as an Area in Need of Redevelopment. The 
Land Use Board after conducting the required investigation and holding a public hearing, 
recommended that the area met the statutory criteria. The Mayor and Council accepted this 
recommendation in Resolution 18-069, that the area was found to meet the necessary statutory 
criteria, and the site was designated as an Area in Need of Redevelopment in March of 2018.  

This Plan provides a detailed guide for the revitalization of this property. It shall serve as the 
formal planning and zoning regulatory document to establish permitted land uses, building and 
dimensional standards, and design standards for all development within the Area.   
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STATUTORY REQUIREMENTS 
This Plan and the provisions herein have been prepared pursuant to Section 7 of the Local 
Redevelopment and Housing Law (LRHL) (N.J.S.A. 40A:12A-7), which provides that “no 
redevelopment project shall be undertaken or carried out except in accordance with a 
redevelopment plan adopted by ordinance of the municipal governing body, upon its finding that 
the specifically delineated project area is located in an area in need of redevelopment…according 
to criteria set forth in section 5…as appropriate.” Pursuant to the requirements of the LRHL, this 
Redevelopment Plan includes an outline for the planning, development, redevelopment, or 
rehabilitation of the redevelopment area sufficient to indicate: 

1. Its relationship to definite local objectives as to appropriate land uses, density of 
population and improved traffic and public transportation, public utilities, recreational and 
community facilities, and other public improvements. 

2. Proposed land uses and building requirements in the redevelopment area. 

3. Adequate provision for the temporary and permanent relocation, as necessary, of 
residents in the redevelopment area, including an estimate of the extent to which decent, 
safe and sanitary dwelling units affordable to displaced residents will be available to them 
in the existing local housing market. 

4. An identification of any property within the redevelopment area proposed to be acquired 
in accordance with redevelopment plan; 

5. Any significant relationship of the redevelopment plan to: 

(a) The Master Plans of contiguous municipalities; 
(b) The Master Plan of the County in which the municipality is located, and; 
(c) The State Development and Redevelopment Plan (the “SDRP”) adopted pursuant to 

the “State Planning Act,” P.L. 1985, c.398 (C.52:18A-196 et al.). 

6. As of the date of the adoption of the resolution finding the area to be in need of 
redevelopment, an inventory of all housing units affordable to low and moderate income 
households, as defined pursuant to section 4 of P.L.1985,c.222 (C.52:27D-304), that are 
to be removed as a result of implementation of the redevelopment plan, whether as a 
result of subsidies or market conditions, listed by affordability level, number of bedrooms, 
and tenure. 

7. A plan for the provision, through new construction or substantial rehabilitation of one 
comparable, affordable replacement housing unit for each affordable housing unit that has 
been occupied at any time within the last 18 months, that is subject to affordability controls 
and that is identified as to be removed as a result of implementation of the redevelopment 
plan.  Displaced residents of housing units provided under any State or federal housing 
subsidy program, or pursuant to the “Fair Housing Act,”, P.L.185,c.222 (C.52:27D-301 et 
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al.), provided they are deemed to be eligible, shall have first priority for those replacement 
units provided under the plan; provided that any such replacement unit shall not be 
credited against a prospective municipal obligation under the “Fair Housing Act,”, 
P.L.185,c.222 (C.52:27D-301 et al.), if the housing unit which is removed had previously 
been credited toward satisfying the municipal fair share obligation.  To the extent 
reasonably feasible, replacement housing shall be provided within or in close proximity to 
the redevelopment area.  A municipality shall report annually to the Department of 
Community Affairs on the progress in implementing the plan for the provision of 
comparable, affordable replacement housing required pursuant to this section.   

The LRHL provides that “a redevelopment plan may include the provision of affordable housing 
in accordance with the “Fair Housing Act,” P.L. 1985, c.222 (C.52:27D-301 et al.) and the housing 
element of the municipal master plan.” Finally, the Plan is required to describe its relationship to 
pertinent municipal development regulations, and must note whether the provisions of the Plan 
supersede applicable provisions of the development regulations of the municipality or constitute 
an overlay zoning district.  
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DESCRIPTION OF REDEVELOPMENT AREA 
The Area governed by this Redevelopment Plan includes the following tax parcels: 

• Block 105.107, Lot 1.1 

The Redevelopment Area Boundary map on the following page illustrates the extents of the lands 
governed by this Redevelopment Plan. The area is located on Ocean Boulevard, just north of 
Route 36 in the western end of the Borough on top of the hill overlooking Sandy Hook Bay. The 
13.1 acre site is currently developed with the Shadow Lawn Mobile Home Park, which consists of 
approximately 100 mobile home dwellings, and a small apartment building, organized around a 
single street named Laurel Drive. One narrow driveway provides access to the site from Ocean 
Boulevard, while an exit only driveway provides access to Route 36 on the eastern end of the 
site.   

Geographically located on Sandy Hook Bay, most of the Borough of Highlands sits just above sea 
level. However this site sits near the top of a steep cliff which rises 120 feet above sea level. 
Immediately to the north and west of the area is the Eastpointe Condominium tower, a 16 story 
residential building, which contains approximately 165 dwelling units and associated parking. 
Further west along Ocean Boulevard is the Mt. Mitchill Scenic Overlook Park which provides views 
of the Raritan and Sandy Hook Bays, and to New York City to the north. Just to the south of the 
area is a CVS pharmacy and a Quick Check gas station and convenience store on Route 36. To 
the east of the area and down the hill are residential neighborhoods made up primarily of detached 
single-family homes.  

Slopes within the Atlantic Highlands region of Monmouth County are susceptible to rainfall 
induced shallow landslides, and are being actively monitored by the United States Geological 
Survey (USGS) for slope movement, rainfall, soil moisture, and other hazardous conditions that 
could destabilize the slopes. The Redevelopment Area, being located at the top of the coastal 
bluff overlooking Sandy Hook Bay, is made up of slump block and is susceptible to these types 
of landslides. The topography of this ridgeline creates slopes in excess of 20 percent over much 
of the property. There have also been a number of landslides recorded along the bluffs in the 
region which have resulted in significant property damage.  
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Location of historic landslides in the Atlantic Highlands Region (from NJGWS database)  
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RELATIONSHIP TO LOCAL OBJECTIVES 
This Plan provides standards to facilitate the redevelopment of the site known as the Shadow 
Lawn Mobile Home Park, into a mixed use area that provides a multitude of residential and 
commercial opportunities for the community. The objectives of the Redevelopment Plan are as 
follows: 

1. Encourage new development activity and economic opportunity for the Borough.  

2. Stimulate the redevelopment of underutilized land in a manner that will complement and 
capitalize on the unique topography and geographic location of the area.  

3. Provide for flexibility and creativity with respect to design of buildings and improvements within 
the Redevelopment Area while ensuring that the aesthetics of redevelopment projects are of 
a high standard.  

4. Redevelop the property in a manner that will minimize the hazards posed by the threat of 
landslides on the bluff, and protect critical environmental resources.  

5. Develop new housing options to attract new residents to the Borough of Highlands which will 
help to support businesses in the area. 

6. Provide new opportunities for affordable housing for area residents.  

7. Allow for new commercial development to serve the needs of the community.  

8. Provide for the redevelopment of the Area in a manner consistent with the Borough’s Master 
Plan Land Use Plan Element.   

The Redevelopment Plan objectives articulated above are consistent with and seek to advance 
the goals of the Borough’s Master Plan Reexamination Report, and the State Development and 
Redevelopment Plan, as discussed herein.  
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LAND USE PLAN 
Relationship to the Borough’s Zoning and Land Development Regulations 

In order to implement the Plan consistent with the objectives herein, the Redevelopment Area 
shall be developed in accordance with the standards detailed in this Redevelopment Plan. Except 
where otherwise noted, this Plan shall supersede the underlying zoning regulations including use, 
bulk, and design standards of the Borough’s Land Use Ordinance as they relate to the area 
governed by this Redevelopment Plan. The definition of terms found in the Borough’s Land Use 
Ordinance shall apply unless otherwise noted herein. 

All development within the Redevelopment Area must be approved by the Land Use Board of the 
Borough of Highlands, and shall be submitted following the normal subdivision and site plan 
submission and review procedures as found in N.J.S.A. 40:55D-1 et seq, and those within the 
Borough’s Land Use Ordinance.  

Land Use and Building Requirements 

Compliance with the following standards shall be treated as zoning requirements. Any deviation 
from these standards that would result in a “d” variance as per N.J.S.A. 40:55D-70.d of the 
municipal land use law, shall be addressed as an amendment to the Plan. The Land Use Board 
shall not have the authority to allow deviations from these standards which would result in a “d” 
variance.  

The Land Use Board shall have the authority to grant any deviations from these standards which 
would result in a “c” variance, as per N.J.S.A. 40:55D-70.c, to the same extent that they may grant 
relief from such standards under normal subdivision and site plan review processes.  

Land Use Regulations 

The intent and purpose of these land use regulations are to allow for a flexible redevelopment of 
the site with a potential range of residential uses, from single-family detached dwellings to mid-
rise multi-family dwellings, and also to permit appropriate complementary commercial uses that 
could take advantage of the scenic views offered by the location at the top of the bluff.  

Definitions 

Critical Slope Area – Any topographic slope of fifteen percent (15%) or greater.  

All other definitions used within the Borough’s Land Use Ordinance shall apply.   
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Permitted Principal Uses 

The following uses are permitted as principal uses within the Redevelopment Area: 

Residential Uses: 

• Single-family detached dwellings 
• Two-family dwellings 
• Townhouses 
• Multi-family dwellings 

Public Uses:  

• Municipal facilities and essential services 
• Public parks and recreation spaces 

Commercial Uses 

• Retail sales and services 
• Restaurants, bars, taverns, and other eating establishments 
• Professional, administrative, and business offices  

Other Uses: 

• Any other use which is substantially similar in nature to the uses listed as permitted 
principal uses.  

• Mixed-use buildings consisting of any combination of the above listed permitted uses 
 

Conditionally Permitted Uses 

The following uses are permitted as conditional uses, with the required conditions for approval 
noted below: 

• Hotel 

a. Minimum Lot Area shall be 5 acres.  
b. Each unit for rental shall have a minimum gross floor area of 350 square feet.  
c. An off-street drop off area shall be provided for guests checking in and out.  
d. A restaurant, tavern, or bar shall be permitted as an accessory use to a hotel, 

subject to additional parking being provided at the ratio according to the parking 
requirements listed in this Plan.  

• Bed and Breakfast 

a. Minimum Lot Area shall be 10,000 square feet. 
b. With the exception of minimum lot area, all standards for a single or two family 

dwelling shall be met.  
c. An off-street drop off area shall be provided for guests checking in and out.  
d. The service of food shall be limited to guests of the establishment only.  
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Prohibited Uses 

• Industrial Uses 
• Take Out Restaurants 
• Gas stations/Automobile Service Stations 
• Automobile Repair Garages 
• Automobile sales 
• Drive-thru facilities 

Permitted Accessory Uses 

• Off-street surface parking lots;  
• Structured parking garages;  
• Signs; 
• Utility buildings which are incidental to residential uses;  
• Residential clubhouses or common recreation areas;  
• Any other use or structure that is deemed by the Land Use Board to be customary, 

incidental, and accessory to the principal uses or structures permitted herein.  

Area, Yard, and Building Requirements  

Except where otherwise noted, the following area requirements shall apply to all development 
within the Redevelopment Area: 

Single-family or two-family dwellings: 

• Minimum Lot Area –  5,000 square feet per dwelling 
• Minimum Front Yard Setback –  20 feet 
• Minimum Side Yard Setback –  8 feet 
• Minimum Rear Yard Setback –  30 feet 
• Maximum Building Height –  2.5 stories or 35 feet 
• Maximum Building Coverage –  30 percent 

Townhouses: 

• Minimum Lot Area –  2,000 square feet per dwelling 
• Max number of units per structure – 5 dwellings 
• Minimum Front Yard Setback –  12 feet 
• Minimum Side Yard Setback –  15 feet 
• Minimum Rear Yard Setback –  30 feet 
• Maximum Building Height –  3 stories or 40 feet 
• Maximum Building Coverage –  50 percent 



 

Page | 10  

 
 

Multi-family dwellings, or mixed-use buildings which contain residential uses: 

• Minimum Front Yard Setback –  25 feet 
• Minimum Side Yard Setback –  25 feet 
• Minimum Rear Yard Setback –  50 feet 
• Maximum Building Height –  10 stories or 125 feet 
• Maximum Building Coverage –  50 percent 

All other permitted uses: 

• Minimum Front Yard Setback –  25 feet 
• Minimum Side Yard Setback –  25 feet 
• Minimum Rear Yard Setback –  60 feet 
• Maximum Building Height –  3 stories or 40 feet 
• Maximum Building Coverage –  35 percent 

Overall Density Requirements: 

• The maximum permitted residential density over the entire Redevelopment Area shall not 
exceed 30 dwelling units per gross acre.  

• For the purposes of calculating residential density, if any hotel or bed and breakfast is 
proposed within the Redevelopment Area, each guest room shall be considered a 
residential dwelling unit.  

Multi-family Residential Minimum Unit Floor Area Requirements: 

• Studio apartment – 400 square feet 
• One bedroom apartment – 550 square feet 
• Two bedroom apartment –  700 square feet 
• Three bedroom apartment –  900 square feet 

Accessory Structure Requirements  

• No accessory structures shall be permitted within the required front yard area.  
• The minimum required rear and side yard setbacks for an accessory structure shall be 

one-half that of the principal structure.  
• The maximum permitted height of any accessory structure shall be 15 feet.  

Additional Requirements 

• Commercial uses shall be permitted only as a part of a planned mixed-use development 
which includes residential uses.  
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• Commercial uses shall be limited to occupying no greater than 25 percent of the 
Redevelopment Area. This shall include any structures and associated parking, 
circulation, or accessory uses and facilities with any non-residential use.  

• The maximum total floor area of all commercial uses within the Redevelopment Area shall 
not exceed 25,000 square feet.  

• The permitted impervious coverage anywhere within the Redevelopment Area shall be 
subject to the review and approval of the Land Use Board Engineer, and/or any qualified 
professional retained by the Land Use Board or the Borough to review any redevelopment 
applications for this Area.  

• All impervious coverage shall be the minimum necessary to effectuate the goals of this 
Redevelopment Plan, and shall be designed with the intent to minimize detrimental 
impacts to the stability of the slopes within the site.   

• More than one permitted principal use or structure may be permitted on a single lot. In 
such an instance the minimum separation between buildings shall be as follows: 

a. For buildings of 1-3 stories in height: 25 feet 
b. For buildings of 4-6 stories in height: 50 feet 
c. For buildings of 7 stories in height or greater: 75 feet  

• Where more than one principal use is proposed on a site, the bulk standards for each use 
shall apply separately.  

• A landscaped buffer of at least 50 feet in width shall be provided for any development 
which will abut a residential property or residentially zoned property.  

• A landscaped buffer of 50 feet in width shall be provided along the frontage of Ocean 
Drive.  

 
Off-Street Parking Requirements 

Off-street parking shall be provided on site for each use at the following ratios: 

Use Parking Requirement 

Single-family dwellings 2 spaces / dwelling 
Two-family dwellings 2 spaces / dwelling 
Townhouses 2 spaces / dwelling 

Multi-family dwellings 1.7 spaces / dwelling unit 

Municipal Facilities 1 space / employee on maximum shift 

Professional, Administrative, Business Offices 1 space / 300 square feet gross floor area 

Public Parks and Recreation At the discretion of the Land Use Board 

Retail Sales and Services 1 space / 250 square feet of gross floor area 
Restaurants, Bars, Taverns, Eating Establishments 1 space / 3 seats 
Hotel 1.2 spaces / sleeping room 

Bed and Breakfast 1 space / guest room + 2 

Any other use At the discretion of the Land Use Board 
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Where any required parking calculation results in a fraction of a parking space, the required 
amount of off-street parking shall be rounded up to the nearest whole number of parking 
spaces.  

Critical Slope Areas 

Given the nature of the slump block of the ridgeline and bluffs of the Redevelopment Area, special 
consideration shall be given to protection of the slopes in any grading, soil disturbance, and 
stormwater management plans. Any application for development or redevelopment within the 
Redevelopment Area shall include a geotechnical report and feasibility study prepared by a 
qualified professional engineer that has demonstrated experience in analysis of slump block areas 
and landslide prone areas from prior projects. The report shall contain at minimum the following 
information: 

• A review of relevant previous professional studies and reports regarding slump blocks and 
landslides within the Area, including: 

o Slump Blocks in the Atlantic Highlands of New Jersey, by James P. Minard (1974) 
o Report of Atlantic Highlands-Highlands, Environmental Impact Statement, by 

Converse Ward Davis Dixon, (1978), provided in Appendix D. 
o USGS Landslide Monitoring in the Atlantic Highlands Area, New Jersey (active) 

• An analysis of the soil conditions within the Redevelopment Area, and their suitability to 
support any proposed development.  

• An analysis of the potential impacts of construction activity on the stability of the soils and 
the slopes.  

• A detailed plan to protect and stabilize the slopes prior to, during, and after construction 
of any development project.  

• An analysis of the impacts of stormwater on the stability of the soils and slopes on site.  
• A detailed plan to minimize any potential impacts of stormwater on the stability of soils 

and slopes on the site.  
• The geotechnical report and related plans shall be subject to the review and approval of 

the Board Engineer, and/or any other qualified geotechnical professional retained by the 
Borough or the Land Use Board for the purposes of reviewing any redevelopment 
applications within the Redevelopment Area.  

• It shall be the developer’s obligation to bear the cost of any Geotechnical Engineering 
expert retained by the Land Use Board, via application escrow. 

Critical slope areas shall have the following protections: 
• Except as otherwise noted herein, all development shall conform to the standards of the 

Borough’s Steep Slopes and Slump Blocks Ordinance, found in §21-84B of the Zoning 
Ordinance.  

• A redeveloper shall demonstrate that the disturbance of any critical slope area is 
necessary for the proposed development of the site.  
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• A redeveloper shall demonstrate that non-critical areas have been utilized to the maximum 
extent reasonably practicable, and that disturbance of critical slope areas has been 
minimized.  

• Appropriate revegetation and landscaping of any disturbed critical slope areas shall be 
provided to help to adequately stabilize the slope in accordance with best practices for soil 
conservation and stormwater management techniques.  

• No drainage shall be permitted to flow overland down critical slope areas, and all drainage 
shall be designed to minimize any impacts to existing down gradient facilities.  
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Design Standards  

The following standards are intended to provide guidance in regards to the aesthetics of buildings, 
landscaping, and other site amenities and design features in order to encourage a high standard 
of development.  

Any deviation from the following Design Standards of this Redevelopment Plan shall be treated 
as a design waiver. The Land Use Board shall have the authority to grant design waivers as an 
exception to these standards if it finds that the proposed conditions are satisfactory, and will 
generally advance the purposes of this Redevelopment Plan, without any substantial detriment to 
the public welfare or the intent of this Plan.  

Redevelopment of the Area shall comply with the following design standards:  

General Design Standards 

• The design of buildings and landscaping within the Redevelopment Area shall be 
considerate of the site’s prominent location as a potentially highly visible gateway into the 
Borough of Highlands. Attention should be given to the aesthetics of the building and site 
design as it would be visible from Route 36, within the site itself, and from the rest of the 
Bough at the bottom of the cliffs, or from Sandy Hook. All buildings and landscaping shall 
be designed to be attractive from each of these points of view.  

• Buildings shall be designed using a color palette that complements the architectural 
context of the surrounding area.  

• The visual impact of any parking facilities, or other accessory structures or uses shall be 
minimized to the greatest extent feasible.  

• Blank, or featureless walls shall be avoided.  

Architectural Design Standards 

• Primary exterior building materials shall be wood, brick, stone, stucco, metal, glass, or 
other similarly durable and attractive materials.  

• Exterior building walls shall be consistent in their quality and finish on all elevations visible 
from a public right-of-way.  

• Buildings which have a horizontal width of greater than 100 feet shall be designed so as 
to visually separate the proportions into vertical segments.  

• No building shall have a wall with an uninterrupted length of more than 60 feet without 
including a change in the vertical plane of the facade. This may be achieved through any 
one or combination of the following: 

o Pilasters, bay windows, building step-backs, and other façade recesses or 
projections.  

o The step-back or projection shall be a minimum of 18 inches from the primary 
building façade.  
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o The changes in the building façade plane shall occur over at least two stories of a 
building which is 3 stories in height or greater. For buildings less than 3 stories in 
height, the change may occur on only a single story. 

• If exterior shutters are used, they shall be sized and mounted to fit their window opening, 
whether or not they are actually operable.  

 
Landscaping and Fence Design Standards 

• Sidewalks of at least 5 feet in width shall be provided along the frontage of all streets within 
and adjacent to the Redevelopment Area.  

• Sidewalks of at least 5 feet in width shall be provided to provide access between any 
proposed Redevelopment Project and the public right-of-way.  

• Where the foundation of a building is exposed, it shall be screened by plant materials.  
• Shade trees shall be required along the frontage of any public right-of-way, or any private 

access road within the Redevelopment area.  
• Shade trees shall be located within 10 feet of the curb, and spaced no greater than 40 feet 

apart.  
• Shade trees shall be a deciduous species which is native to the Monmouth County region. 
• Shade trees shall have a minimum caliper of 2.5 inches at the time of planting.   
• No chain link fences shall be permitted.  
• Barbed wire, razor wire, or other such materials are prohibited on any fence within the 

Redevelopment Area.  
• Fences in a front yard area shall have a maximum height of 4 feet.  
• Fences in a side or rear yard area shall have a maximum height of 6 feet.  
• Retaining walls shall be constructed of a material which will complement the design of 

buildings and landscaping on the site.  
• Where a buffer is required, it shall be made up of a mixture of dense evergreen planting 

materials of sufficient quantity and shape to effectively visually screen the Redevelopment 
Area from adjacent land uses.  
 

Parking and Circulation Design Standards 

• Loading and service areas shall be located to the side or rear of a building, and shall be 
screened from public view.  

• Parking lots or structured parking garages shall be located interior to the site, and shall be 
screened from public view.  

• Parking lots shall be surrounded by any combination of a garden wall, fence, or 
landscaping of a minimum height of 3 feet.  

• Structured parking garages shall be designed to be visually integrated with the building(s) 
they are intended to serve. The architectural style, materials, and massing should 
complement the building(s).  
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• Circulation design shall be provided in accordance with the standards of the Borough’s 
Land Use Ordinance.  
 

Lighting Standards  

• The maximum height of any freestanding light shall be 15 feet, or the height of the principal 
structure on the property, whichever is lesser.  

• All lighting shall include shields and shall be directed towards the site.  
• All lighting shall be provided in accordance with the standards of the Borough’s Land Use 

Ordinance.  
 

Mechanical Equipment and Utilities Standards 

• All mechanical equipment shall be located internally within a building, or to the side or rear 
of a principal building and shall be screened from public view.  

• Where feasible, utilities shall be located underground.  
• Utility meters shall be located internally within a building, or to the side or rear of a principal 

building, and shall be screened from public view.  
• Trash and recycling storage facilities shall be located within each principal building.  
• Permanent outside storage of trash or recyclable materials shall be prohibited.  

 
Signage Standards 

• All signage shall be in accordance with the Borough’s Land Use Ordinance.  
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RELATIONSHIPS TO OTHER PLANS 
Borough of Highlands Plans 

Pursuant to the LRHL, “all provisions of the Redevelopment Plan shall be either substantially 
consistent with the municipal master plan or designed to effectuate the master plan.” (N.J.S.A. 
40A:12A-7d).  

Borough of Highlands Master Plan Reexamination Report (2016) 

The Borough’s Master Plan was adopted in 2004. The Borough adopted its most recent 
reexamination report of the Master Plan in December of 2016. The following goals and objectives 
of the Master Plan have a relationship to this Redevelopment Plan: 

• To meet the needs of the Borough with the creation of mixed use development of 
exceptional design quality, a waterfront destination for activity and relaxation.  

• A redeveloped community offering homes, employment, services, civic spaces, and 
leisure in a quality environment which will form part of the established communities of the 
Bayshore Region.  

• To protect the existing natural resource base through sensitive design, energy efficiency, 
sustainable waste management, and to minimize the impact on the local environment.  

• Strive to increase the percentage of owner-occupied housing in the Borough.  
• Require that infill development be compatible with the neighborhood and conform to the 

setbacks of existing buildings on the block.  
• Create attractive gateways at the principal entrances to the Borough through upgraded 

land uses, streetscape improvements, and signage.  
• Encourage redevelopment in areas that need rehabilitation or improvement.  
• Capitalize on the economic resources represented by Sandy Hook, Route 36, the Twin 

Lights, the New York Ferry, and the physical attractiveness of the area. 

• Encourage neighborhoods to improve their aesthetic appeal and identity.   

The Master Plan Reexamination included a specific discussion for Shadow Lawn Mobile Home 
Park: 

• This is one of the few tracts of land left for development in the Borough. The Borough’s 
2016 Housing Element references this site as a potential location to include affordable 
housing in a development. It is a recommendation of this report to create a new mixed use 
zoning district consisting of this lot to encourage the redevelopment of the site, taking into 
consideration its proximity to Route 36 and multi-family zone districts, and its location of 
top of the hill.  
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• The Shadow Lawn Mobile Home Park should be rezoned to a mixed use district which 
would permit multi-family housing at a density of 30 units per acre, as well as restaurants, 
retail space, and office uses.  

• The Land Use Plan Map, identifies the lands within this Redevelopment Area as being 
proposed for mixed use development.  

In addition to general land use goals and recommendations, the Plan noted issues with regard to 
the stability of the slopes on which the site is located. The Plan recommends that the Borough 
review and update their steep slope protection ordinances, and work with the US Geological 
Survey to mitigate any issues of erosion and slumping of cliffs.  

This Plan is intended to carry out the recommendations of the Master Plan Reexamination Report 
by creating new use, dimension, and design regulations specific to the Shadow Lawn Mobile 
Home Park.  

Highlands Borough Housing Element and Fair Share Plan (2016) 

The Borough’s Housing Element and Fair Share Plan (HEFSP) indicates that based on a 
preliminary report issued by the Superior Court’s appointed Regional Master, Richard Reading, 
that the Borough must provide 55 affordable housing units to meet its Round 3 (1999-2025) 
affordable housing fair share obligation. However, the Superior Court, Monmouth County 
Vicenage, has yet to make a legal determination as to the Borough’s fair share obligation for the 
Prior Round (1987-1999) or the Borough’s Round Three obligation. The Plan specifically notes 
that this site has the potential to be rezoned and developed with a mixed use development. The 
Plan notes show that if the site were to be developed with multi-family housing, with an affordable 
housing set aside of 15% of units for rentals, or 20% of units for for-sale, the site could produce 
approximately 16-25 units of affordable housing for the Borough. The HEFSP included the 
potential for 16 units on the site through inclusionary development to address this need as part of 
the mechanisms identified to bring the Borough into compliance with fair share housing 
requirements.  

This Redevelopment includes an affordable housing requirement, and will implement the 
recommendations of the Housing Element and Fair Share Plan to help the Borough reach its fair 
share affordable housing goals.  
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Monmouth County Plans 

Monmouth County Master Plan (2016) 

The Monmouth County Master Plan includes the following goals and objectives which are relevant 
to this Plan: 

• Promote beneficial development and redevelopment that continues to support Monmouth 
County as a highly desirable place to live, work, play, and stay.  

• Encourage the redevelopment and revitalization of highway commercial corridors that 
incorporate multi-purpose uses, higher design standards, are located outside Special 
Flood Hazard Areas, and improve circulation both on and off-site.  

The Plan also identifies Highlands Borough as a priority growth reinvestment area, which is an 
area that the County wishes to highly encourage intense development, redevelopment, 
revitalization, and hazard mitigation investments.  

This Plan will further the goals of the County Master Plan.  

Bayshore Region Strategic Plan (2006) 

The Monmouth County Planning Board adopted the Bayshore Region Strategic Plan in 
September of 2006. This document provides an assessment of existing conditions and makes 
recommendations for land use and economic development for all of the communities which lie 
along the Raritan and Sandy Hook Bays in the northern end of the County. The plan identifies the 
area on Route 36 near the site as a strategic gateway into Highlands Borough, and recommends 
creating a center of activity around the intersection of Route 36 and Linden Avenue.  

This Plan will contribute to the development of this site as an attractive gateway into the Borough, 
and help to transform the area into a center for activity along Route 36.   
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State Plans 

State Development and Redevelopment Plan (2001) 

The State Plan Policy Map and State Development and Redevelopment Plan (SDRP) classify the 
Redevelopment Area as being within the Metropolitan Planning Area (PA-1).  The Metropolitan 
Planning Area is made up of existing urban centers and post-war suburbs that have strong ties to 
a major metropolitan center. The intention of the State Plan is that the majority of future growth 
and redevelopment be directed to lands within Planning Areas 1 and 2. These areas have the 
available infrastructure to support compact growth and development, and by directing growth to 
these areas, the character of existing communities can best be protected.  

The goals, objectives, and provisions of this Redevelopment Plan are intended to guide the 
revitalization of the Redevelopment Area in a manner consistent with the State Plan policies 
established for the Metropolitan Planning Area in which the Redevelopment Area is located. 
These goals are advanced by redeveloping lands in an area with existing infrastructure capacity.  

Draft State Strategic Plan (2011) – not officially adopted 

The State Strategic Plan was developed in 2011 as an update to the State Development and 
Redevelopment Plan, however it has not as of yet been officially adopted. The goals of this Draft 
Plan included: 

• Enhance opportunities for attraction and growth of industries of statewide and regional 
importance.  

• Guide and inform regional planning so that each region of the State can experience 
appropriate growth according to the desires and assets of that region.  

• Ensure that strategies for growth include preservation of our State’s critical natural, 
agricultural, scenic, recreation, and historic resources, recognizing the role they play in 
sustaining and improving the quality of life for New Jersey residents and attracting 
economic growth.  

• The State Strategic Plan lists all areas that located within the Metropolitan Planning Area 
(PA-1) of the State Development and Redevelopment Plan, as being within “priority growth 
investment areas” where public and private investment to support development and 
redevelopment should be encouraged and supported.  
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Other Plans 

Master Plans of Contiguous Municipalities 

The Redevelopment Area is located in the western end of the Borough, and is adjacent to the 
Borough of Atlantic Highlands, and the Township of Middletown.  

The Borough of Atlantic Highlands most recently adopted a Master Plan in May of 2006, and last 
revised the Plan in August of 2007. The Plan notes that future land uses for the areas adjacent to 
Highlands Borough are currently zoned for and used as single-family residences, and no changes 
are proposed for this land use pattern.   

Middletown Township sits directly across Route 36 from the Redevelopment Area. The areas of 
Middletown adjacent to Route 36 are currently developed with low-density single family dwellings. 
The Township adopted a Master Plan Reexamination Report in August of 2014. The future land 
use map of the Plan identifies these areas to remain as single family dwellings, and further west 
of the Area multi-family dwellings are proposed.  

This Plan proposes a mix of residential and commercial uses which will complement the 
surrounding the residential communities both within Highlands Borough and the adjacent 
municipalities.  
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ADMINISTRATIVE AND PROCEDURAL 
REQUIREMENTS 
Acquisition and Relocation 

The Area governed by this Redevelopment Plan is a Non-Condemnation Redevelopment Area. 
The use of eminent domain for the acquisition of property is not authorized by this Plan. Provisions 
for the acquisition of property will not be required. However, the Redevelopment Area contains 
residential uses, as there are approximately 100 mobile home units on the site. It is estimated 
that approximately 50 units are occupied at the present time. Provisions for providing relocation 
assistance for any current residents of the mobile home community will be necessary.  

The Borough and/or the redeveloper will provide relocation assistance to all residents pursuant 
to applicable State and Federal laws as necessary.  

Any approval for development which would result in the retirement of the mobile home park or the 
removal of any residents of the mobile home park shall condition such an approval that the 
applicant or redeveloper provide proof, to the satisfaction of the Land Use Board, that adequate 
private residential facilities and circumstances exist for the relocation of those residents consistent 
with the requirements of N.J.S.A. 46:8C-21. Although N.J.S.A. 46:8C-21 is invoked by an 
application for one (1) or more variance(s), the requirements of N.J.S.A. 46:8C‐21 shall apply to 
the aforementioned circumstances regardless of whether or not the application requires one (1) 
or more variance(s). For purposes of this chapter, "adequate private residential facilities and 
circumstances" shall share the definition of "comparable housing or park site" as provided in 
N.J.S.A. 2A:18-61.7(a). A redeveloper must provide proof of compliance with this paragraph to 
the Land Use Board prior to obtaining final approval. This Section is not severable from the other 
provisions of the chapter and the zoning modifications herein are conditioned upon the above 
relocation provision.  

Inventory and Replacement of Affordable Housing 

The Redevelopment Area governed by this Redevelopment Plan contains no housing units 
previously identified as affordable to low and moderate income households, as defined pursuant 
to section 4 of P.L.1985, c.222 (C.52:27D-304). No deed restricted affordable units for which the 
Borough is eligible to receive affordable housing credits pursuant to the Fair Housing Act and its 
implementing regulations, including Uniform Housing Affordability Controls, N.J.A.C. 5:80-26.1 et. 
Seq., will be removed as a result of implementation of this Redevelopment Plan.  For that reason, 
the Borough is not required to plan for the provision of new or substantially rehabilitated affordable 
housing as a result of the implementation of this Redevelopment Plan. 

This Redevelopment Plan however does require that affordable housing units as defined in 
Section 4 of P.L.1985, c.222 (C.52:27D-304), be included within any residential development to 
assist in meeting the Borough’s fair share affordable housing obligations.  
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Amending the Redevelopment Plan 

Upon compliance with the requirements of applicable law, the Borough Mayor and Council may 
amend, revise, or modify this Redevelopment Plan in general or for specific properties within the 
Redevelopment Area as circumstances may make such changes necessary and appropriate. The 
review and approval of any proposed amendments shall be undertaken in accordance with the 
procedures set forth in the LRHL. Any proposed changes in the Land Use Plan, including changes 
to permitted uses, building height, building setbacks, parking requirements, or other bulk 
standards, shall require notice and public hearings in a manner similar to the adoption of the 
original Plan. 

Redevelopment Powers 

The Borough may use any and all redevelopment powers granted to it pursuant to the LRHL to 
effectuate this Plan, except that the use of eminent domain shall be prohibited. The Borough may 
enter into agreements with a designated redeveloper(s) in connection with the construction of any 
aspect of the Redevelopment Plan, including off-site improvements. 

Conveyance of Land 

The Borough may sell, lease, or otherwise convey to a redeveloper for redevelopment, subject to 
restrictions, controls and requirements of the Redevelopment Plan, all or any of the properties 
designated in need of redevelopment within the Redevelopment Area of this Plan that it owns or 
may acquire via means other than eminent domain. The Borough may also use its redevelopment 
powers pursuant to the LRHL to enter into other agreements with a designated redeveloper or 
redevelopers in connection with the implementation of the Redevelopment Plan. 

Duration of the Plan 

The Redevelopment Plan, as it may be amended from time to time, shall be in full force and effect 
upon its adoption by ordinance by the Borough of Highlands Mayor and Council, and shall be in 
effect until the Mayor and Council shall by ordinance adopt new regulations to supersede those 
found in this Redevelopment Plan.  
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REDEVELOPER OBLIGATIONS 
Redevelopment under the terms of this Redevelopment Plan shall only be undertaken pursuant 
to a redevelopment agreement entered into between the Borough, acting as the Redevelopment 
Agency, and a designated redeveloper. The following restrictions and controls on redevelopment 
shall apply notwithstanding the provisions of any zoning or development ordinance or other 
regulations now or hereafter in force: 

• The redeveloper will be obligated to carry out the specified improvements in accordance 
with this Redevelopment Plan. 

• The redeveloper, its successors or assignees, shall develop the Redevelopment Area in 
accordance with the uses and building requirements specified in the Redevelopment Plan. 

• Until the required improvements are completed and a certificate of completion is issued, 
the redeveloper covenants provided for in N.J.S.A. 40A:12A-9 and imposed in any 
redevelopment agreement, lease, deed or other instruments shall remain in full force and 
effect. 

• The redevelopment agreement(s) shall contain provisions to assure the timely 
construction of the redevelopment project, the qualifications, financial capability and 
financial guarantees of the redeveloper(s) and any other provisions necessary to assure 
the successful completion of the project. 

• The redevelopment agreement(s) shall provide provisions requiring that sufficient funds 
be deposited in escrow to allow the Borough and/or the Borough Land Use Board to hire 
their own independent geotechnical engineering expert to review the geotechnical report 
and the proposed plans of the redeveloper(s).   

• The redevelopment agreement(s) shall provide provisions for the appropriate relocation 
assistance in compliance with all applicable Federal or State laws for any residents 
removed as a result of any redevelopment project(s).  
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AFFORDABLE HOUSING REQUIREMENTS 
The redeveloper shall provide for an affordable housing component to the project so as to 
contribute towards the Borough’s constitutional fair share obligation through any lawful 
mechanism recognized by the Fair Housing Act and the Council on Affordable Housing’s 
implementing regulations as agreed upon by the Borough.  Compliance with this requirement shall 
be included in any redevelopment agreement(s) entered into by the Borough and the designated 
redeveloper(s).   

Any redevelopment project(s) within the Redevelopment Area shall include affordable residential 
units in compliance with the Borough’s Housing Element and Fair Share Plan, and any ordinances 
adopted to implement the Housing Element and Fair Share Plan. 
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LAND USE BOARD REVIEW PROCESS 
Pursuant to N.J.S.A. 40A:12A-13, all applications for development of sites governed by this 
Redevelopment Plan shall be submitted to the Borough Land Use Board for review and approval. 
The following provisions shall govern review of any proposed redevelopment projects for the 
redevelopment area: 

• No building or zoning permit shall be issued by the construction or zoning official for any 
work resulting in a change of intensity of development or change of use for any properties 
or buildings within the area of the Redevelopment Plan without prior review and approval 
of the work by the Land Use Board, or the Borough Mayor and Council if necessary.  

• Regular maintenance and minor repair shall not require Land Use Board review and 
approval. 

• As part of site plan approval, the Land Use Board may require the redeveloper to furnish 
performance guarantees pursuant to N.J.S.A. 40:55D-53 and as required in the Borough’s 
Land Use Ordinance. The performance guarantees shall be in favor of the Borough of 
Highlands, and the Borough Engineer shall determine the amount of any performance 
guarantees. 

• Any subdivision of lots or parcels of land within the Redevelopment Area shall be in 
compliance with the Redevelopment Plan and reviewed by the Land Use Board pursuant 
to the Local Redevelopment and Housing Law and N.J.S.A. 40:55D-1 et seq. 

• Once a property has been redeveloped in accordance with the Redevelopment Plan, it 
may not be converted to any use not expressly permitted in this Redevelopment Plan. No 
non-conforming use, building, or structure may be expanded or made more non-
conforming in nature after adoption of this Redevelopment Plan. A use or structure not 
conforming to the requirements of this Redevelopment Plan may not be reconstructed in 
the event of its destruction. The Land Use Board shall determine the issue of whether the 
non-conforming use or building structure has been "destroyed." 

• The regulations and controls of this Redevelopment Plan shall be implemented, where 
applicable, by appropriate covenants, or other provisions and through agreements 
between the redeveloper and Borough pursuant to N.J.S.A. 40A:12A-8 and 40A:12A-9. 

• The extent of the redeveloper’s responsibility for any installation or upgrade of 
infrastructure related to the development of the Redevelopment Area, or contribution 
thereto, shall, whether on-site or off-site, be subject to a redevelopment agreement with 
the Borough of Highlands, as the municipal redevelopment agency. 

• A redeveloper shall be required to pay all applicable escrow fees and other required 
charges in accordance with applicable provisions of the Borough Ordinance and State 
law. Additionally, a redeveloper shall be required to pay their proportional share of the cost 
of any studies, plans, reports, or analyses prepared by the Borough or its designated 
redevelopment entity as part of this Redevelopment Plan. Any such payments required to 
reimburse the Borough shall be specified in the redevelopment agreement. 
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The above provisions are all subject to approval by ordinance and/or resolution according to law. 
If a court of competent jurisdiction finds any word, phrase, clause, section, or provision of this 
Redevelopment Plan to be invalid, illegal, or unconstitutional, the word, phrase, clause, section, 
or provision shall be deemed severable, and the remainder of the Redevelopment Plan and 
implementing ordinances shall remain in full force and effect. 
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AMENDMENT TO ZONING MAP AND 
DEVELOPMENT REGULATIONS 
The Borough’s Zoning Map is hereby amended to reference this Redevelopment Plan as a zoning 
district encompassing the Redevelopment Area as illustrated in the Redevelopment Area Map.  
Additionally, the listing of zoning districts in the Borough of Highlands Land Use Ordinance is 
hereby amended to include a reference to this Redevelopment Plan constituting such substitute 
zoning districts. 

Where specifically provided for herein, the development standards set forth in this Redevelopment 
Plan shall supersede the Land Use Ordinance of the Borough of Highlands. In all other instances, 
the Borough Land Use Ordinance shall remain in full force and effect. 
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Appendix A:  

Resolution of the Governing Body designating the Area in Need of 
Redevelopment 
  



 

 

Resolution 18-069 

BOROUGH OF HIGHLANDS  

COUNTY OF MONMOUTH 
 

  RESOLUTION 18-069 
 

RESOLUTION ACCEPTING RECOMMENDATION OF BOROUGH OF HIGHLANDS 
MUNICIPAL LAND USE BOARD AND DESIGNATING BLOCK 105.107, LOT 1.1, 
COMMONLY REFERRED TO AS THE SHADOW LAWN MOBILE HOME PARK SITE,  
AS AN AREA IN NEED OF REDEVELOPMENT PURSUANT TO THE NEW JERSEY 
LOCAL REDEVELOPMENT AND HOUSING LAW, N.J.S.A. 40A:12A-1 ET. SEQ. 

WHEREAS, by way of Resolution 16-228, lawfully adopted on December 7, 2016, 
the governing body directed and authorized the Borough of Highlands Land Use Board 
(the “Board”) to conduct a preliminary investigation to determine whether Block 105.107, 
Lot 1.1 (the “Study Area”), commonly referred to as the Shadow Lawn Mobile Home Park 
Site, qualifies as an “area in need of redevelopment” pursuant to the Local 
Redevelopment and Housing Law, N.J.S.A. 40A:12-1, et. seq.; and 

WHEREAS, by way of Resolution 16-228, the governing body resolved that this 
redevelopment area determination shall authorize the municipality to use all of those 
powers provided by the New Jersey Legislature for use in a redevelopment area, other 
than the use of eminent domain (“Non-Condemnation Redevelopment Area”); and 

WHEREAS, as part of its preliminary investigation, the Board caused Heyer, Gruel 
& Associates, Licensed Professional Planners to prepare an Area in Need of 
Redevelopment Investigation Report (the “Investigation Report”) for the Board for its 
consideration in determining whether the Study Area should be designated a Non-
Condemnation Redevelopment Area; and 

WHEREAS, the Investigation Report prepared by Heyer, Gruel & Associates, 
dated November 2017, determined that the Study Area met the statutory criteria in 
accordance with the Local Redevelopment and Housing Law, to be designated as “an 
area in need of redevelopment”, which is attached hereto and made a part hereof as 
Exhibit A; and 

WHEREAS, the area recommended for determination as “an area in need of 
redevelopment” is specifically described in the Investigation Report and the boundaries 
of same are shown on the maps and exhibits included within the said Investigation 
Report, which is attached hereto and made a part hereof as Exhibit A; and  

WHEREAS, the Borough of Highlands Land Use Board, pursuant to all notices 
required by law, conducted a public hearing on January 31, 2018 to determine whether 
the Study Area meets the statutory criteria of an area in need of redevelopment and 
considered any public comments and objections thereto; and 

 



 

 

Resolution 18-069 

WHEREAS, as a result of the hearing, the Board made recommendations to the 
Mayor and Council of the Borough of Highlands that the Study Area as described in the 
Investigation Report, which is annexed hereto as Exhibit A, be designated as a Non-
Condemnation Area in Need of Redevelopment pursuant to N.J.S.A. 40A:12A-5, which 
recommendations were memorialized in a Resolution of the Borough of Highlands Land 
Use Board duly adopted on February 14, 2018; and 

WHEREAS, the Mayor and Borough Council reviewed the aforesaid Resolution 
of the Borough of Highlands Land Use Board, as well as the Investigation Report dated 
November 2017, which is annexed hereto as Exhibit A; and  

NOW THEREFORE BE IT RESOLVED, that the Mayor and Council of the 
Borough of Highlands accepts the Board’s recommendations set forth in the Borough of 
Highlands Municipal Land Use Board Resolution dated February 14, 2018, and that it 
hereby adopts the recitals and findings of the Borough of Highlands Land Use Board 
and the Investigation Report attached hereto as Exhibit A, as if fully set forth herein,  
and  therefore determines and declares that the area of investigation, as contained in 
the Investigation Report of Block 105.107, Lot 1.1, be and is hereby determined to be a 
Non-Condemnation Area in Need of Redevelopment, pursuant to the Local 
Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et. seq. 

 BE IT FURTHER RESOLVED, that the designation of Block 105.107, Lot 1.1 as 
a Non-Condemnation Area in Need of Redevelopment shall not authorize the Borough 
to exercise the power of eminent domain to acquire any property in the study area. 

BE IT FURTHER RESOLVED, that the Borough hereby reserves all other 
authority and powers granted to it in the Local Redevelopment Law. 

BE IT FURTHER RESOLVED, that the Local Redevelopment and Housing Law, 
N.J.S.A. 40A:12A-1 et. seq. provides for procedures to establish a Redevelopment Plan 
for the municipality, and the Mayor and Council of the Borough of Highlands have 
determined that it will embark upon the preparation of such a Redevelopment Plan. 

BE IT FURTHER RESOLVED, that pursuant to N.J.S.A. 40A:12-6(b)(5)(c), the 
Borough Clerk is hereby authorized and directed to transmit a certified copy of this 
Resolution to the Commissioner of the Department of Community Affairs for review. 

BE IT FURTHER RESOLVED, that pursuant to N.J.S.A. 40A:12A-6(b)(5)(d), the 
Borough Clerk is hereby authorized and directed to transmit a certified copy of this 
Resolution upon all record owners of the properties located within the delineated area 
of the Investigation Report as those names are listed within the official Tax Assessor’s 
records within ten (10) days of the adoption hereof. 

 



 

 

Resolution 18-069 

BE IT FURTHER RESOLVED, that pursuant to N.J.S.A. 40A:12A-6(b)(5)(d), the 
Borough Clerk is hereby authorized and directed to transmit a certified copy of this 
Resolution upon each person, if any, who filed a written objection and stated in such 
submission an address to which notice of this determination may be sent. 

BE IT FURTHER RESOLVED, that a certified copy of this Resolution and 
underlying documents shall be available for public inspection during regular business 
hours at the office of the Borough Clerk. 

 

MOTION to approve R-18-069: 

 

I, Bonnie Brookes, Municipal Clerk of the 

Borough of Highlands, in the County of 

Monmouth, State of New Jersey, hereby certify 

this to be a true copy of the action of the 

Governing Body, at its Council Meeting, held 

March 21st 2018. WITNESS my hand this 22nd  

day of March 2018. 

 
 

 

Bonnie Brookes, RMC 

Municipal Clerk  
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Appendix B:  

Resolution of the Governing Body acting on the Redevelopment Plan (to be 
added upon adoption) 
  



 

 

Appendix C:  

Converse Ward Davis Dixon Report, (1978)  
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