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INTRODUCTION 

The purpose of this amendment (Report) to the Captain’s Cove Area In Need of Redevelopment 

Investigation Report dated November, 2017 (2017 Report)  is to determine whether the property 

located in the Borough of Highlands, New Jersey (Borough) known as the Captain’s Cove Marina 

located on Block 84, Lot 2.01 as identified on the Borough’s tax maps, along with all riparian rights, 

streets, and rights of way appurtenant thereto (the “Study Area”), qualifies as a “ condemnation 

area in need of redevelopment” as defined in the Local Redevelopment and Housing Law N.J.S.A. 

40A:12-1 et seq (LRHL). This report is written pursuant to section 6 of the LRHL, which provides the 

following: 

• No area of a municipality shall be determined a redevelopment area unless the governing 

body of the municipality shall, by resolution, authorize the planning board to undertake a 

preliminary investigation to determine whether the proposed area is a redevelopment 

area according to the criteria set forth in Section 5 of P.L 1992/c.79 (C.40A:12A-5). 

• The governing body of a municipality shall assign the conduct of the investigation and 

hearing to the planning board of the municipality.  

• After completing its hearing on this matter, the planning board shall recommend that the 

delineated area, or any part thereof, be determined or not be determined, by the 

municipal governing body to be a redevelopment area.  

• After receiving the recommendation of the planning board, the municipal governing 

body may adopt a resolution determining that the delineated area, or any part thereof, is 

a redevelopment area.  

On December 7, 2016, the Governing Body of the Borough of Highlands (Borough Council) 

adopted Resolution #16-228 authorizing the Land Use Board of the Borough (Land Use Board) to 

undertake an investigation to determine whether a portion of the Study Area is a non-

condemnation area in need of redevelopment in accordance with the LRHL. Heyer, Gruel & 

Associates, the Borough Planner, prepared the 2017 Report.  

In Resolution 24-168 adopted on October 2, 2024, the Borough Council authorized the Land Use 

Board to undertake an investigation to determine whether the Study Area qualifies as a 

condemnation area in need of redevelopment pursuant to the LRHL. The authorizing resolution is 

attached as Appendix A of this document.  

The Redevelopment Study Area Map (see Figure 1) constitutes a “map showing the boundaries 

of the proposed redevelopment area and the location of the various parcels of property included 
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therein.” This report serves as the “statement setting forth the basis for the investigation” which is 

required by Section 6(b) of the LRHL (N.J.S.A. 40A: 12A-6).  

 

   Figure 1 - Study Area Map  
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HISTORY OF THE STUDY AREA 

Block 84, Lot 2.01 within the Study Area was the subject of a previous non-condemnation “Area in 

Need of Redevelopment” investigation as set forth in the 2017 Report. At a public hearing held on 

January 31, 2018, the  Land Use Board recommended that the Borough Council designate Block 

84, Lot 2.01 as a non-condemnation area in need of redevelopment. At its March 21, 2018, 

meeting, the Borough Council formally designated the Captain’s Cove Redevelopment Area as 

a non-condemnation area in need of redevelopment per Council Resolution 18-070. This current 

area in need of redevelopment investigation expands the previous redevelopment area to 

include portions of the right-of-way along Washington Avenue, Cheerful Place, and Rogers 

Avenue and proposes designation of the area as a condemnation area. 

STUDY AREA AND LOCATION 

The Borough of Highlands is approximately 0.71 square miles and is located at the base of Sandy 

Hook where the Raritan Bay meets the confluence of the Navesink and Shrewsbury Rivers. The 

physical form of the Borough is characterized by a sharp elevation change between its waterfront 

and downtown neighborhoods, which are only a few feet above sea level, and the up-hill areas 

that quickly ascend to over 100 feet of elevation. The lower portions of the Borough were 

significantly impacted by storm surge and flooding from Superstorm Sandy in October 2012.  

The Borough’s main downtown commercial corridor runs along Bay Avenue. There are pockets of 

waterfront commercial uses along the river and bay frontage that are occupied by marine-

oriented businesses and restaurants. There are also several small pockets of highway-orientated 

commercial development. The remainder of the Borough is predominantly zoned for, and 

developed with, single-family homes, although there are a few pockets of multi-family 

development.  

The Study Area is located in the north-central portion of the Borough along the Sandy Hook Bay. 

The Study Area consists of Block 84, Lot 2.01 along with small portions of adjacent rights-of-way in 

the southern portion of the Study Area. The Study Area is +/- 69,560 square feet (approximately 

1.60 acres). The Study Area is predominately water, except for a portion of land at the southern 

portion of the site adjacent to where Cheerful Place and Washington Avenue intersect. The 

western boundary of the site borders the side and rear yards of homes that have frontage on 

Huddy Avenue, Bedle Place, and Recreation Place. The eastern boundary of the site borders 

Washington Avenue. The site currently serves as a marina. A Sanborn map of the area from 1922 

shows that the property was used as a boat slip at that time, the bulkhead along both sides of the 
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channel was in place, and the Water Witch Society Club was located at the intersection of 

Cheerful Place and Washington Avenue (see Figure 2). 

 

Figure 2 – Sanborn Map Sheet 96 “Water Witch” (1922)  

EXISTING ZONING 

The Study Area is located within the CCR: Captain’s Cove Redevelopment District and the R-2.01:  

Single Family Residential District. The CCR District permits marinas, retail, office, and eating and 

drinking establishments as principal uses. The CCR District has a minimum building setback to 

Washington Avenue and Cheerful Place of 5-feet, a minimum setback to Block 87, Lot 1 of 10-

feet, a minimum setback to the bulkhead of 5-feet, and a maximum building height of 3-stories/35-

feet.  

The R-2.01 District permits single-family detached dwellings, public uses operated by the Borough, 

public utility rights-of-way, religious institutions, and public and private schools as principal uses. 

The R-2.01 District requires that lots have a minimum size of 3,750 square feet, a minimum width of 

50-feet, a minimum depth of 75-feet, a minimum front yard setback of 20-feet, a minimum rear 

yard setback of 20-feet, and a minimum side yard setback of 6-feet. Buildings are permitted a 

maximum height of 30-feet, and a maximum building coverage of 33%. The maximum impervious 

lot coverage is 75%.  
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Figure 3 - Zoning Map  
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RELATIONSHIP TO THE BOROUGH OF HIGHLANDS MASTER PLAN 

The Borough’s current Master Plan was adopted in 2004. A re-examination report was adopted in 

2009, and another re-examination report was adopted in 2016. The following goals, objectives, 

recommendations, and strategies that are present in these planning documents and are relevant 

to this investigation are as follows: 

MASTER PLAN (2004)  

General Objectives 

1. Physically – Meet the needs of the Borough with the creation of mixed-use development 

of exceptional design quality, a waterfront destination for activity and relaxation (p. G&O-

3). 

Commercial 

2. Continue the Improvement of commercial properties in the Borough (p. G&O-4). 

8. Encourage redevelopment of commercial properties that need rehabilitation or 

improvement (p. G&O-5). 

9. Encourage upgrading of commercial properties and their surroundings (p. G&O-5). 

Circulation 

13. To improve public access to the waterfront (p. G&O-6). 

Economic Development / Redevelopment Goals 

6. Encourage redevelopment in areas that need rehabilitation or improvement (p. G&O-6). 

8. 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 (p. G&O-6). 

Land Use Element 

• Development Along the Waterfront – The land use plan recognizes the waterfront area as 

one of Highlands’ greatest assets. A key guiding principle or philosophy of this Plan is to 

encourage the development of land use regulations that maximize the view corridor to 

the waterfront. (p. LU-22). 
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RE-EXAMINATION REPORT (2016)  

The 2016 Re-examination report and master plan amendments carry forward the General 

Objectives and Economic Development / Redevelopment Goals espoused in the 2004 Master 

Plan. The re-exam also includes additional language specific to the Captain’s Cove Marina site. 

Zone Changes 

7. Create a new Waterfront Commercial (WC-3) district encompassing Block 84, Lot 2.01 to 

allow for commercial boat basins. The unique characteristics of this site and historic usage 

should be acknowledged. Zoning regulations should be created for a new Waterfront 

Commercial Zone District which allow for commercial boat basins, SUP rentals, and provide 

parking standards based on the number of boat slips.  (p. 55). 

CRITERIA FOR REDEVELOPMENT AREA DETERMINATION 

The criteria contained in Section 5 of the LRHL that were considered in evaluating the Study Area 

are the following. 

a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or 

obsolescent, or possess any of such characteristics, or are so lacking in light, air, or space, 

as to be conducive to unwholesome living or working conditions. 

b. The discontinuance of the use of a building or buildings previously used for commercial, 

retail, shopping malls or plazas, office parks, manufacturing, or industrial purposes; the 

abandonment of such building or buildings; significant vacancies of such building or 

buildings for at least two consecutive years; or the same being allowed to fall into so great 

a state of disrepair as to be untenantable. 

c. Land that is owned by the municipality, the county, a local housing authority, 

redevelopment agency or redevelopment entity, or unimproved vacant land that has 

remained so for a period of ten years prior to adoption of the resolution, and that by reason 

of its location, remoteness, lack of means of access to developed sections or portions of 

the municipality, or topography, or nature of the soil, is not likely to be developed through 

the instrumentality of private capital. 

d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 

overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, 

excessive land coverage, deleterious land use or obsolete layout, or any combination of 

these or other factors, are detrimental to the safety, health, morals, or welfare of the 

community. 
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e. A growing lack or total lack of proper utilization of areas caused by the condition of the 

title, diverse ownership of the real properties therein or other similar conditions which 

impede land assemblage or discourage the undertaking of improvements, resulting in a 

stagnant and unproductive condition of land potentially useful and valuable for 

contributing to and serving the public health, safety and welfare, which condition is 

presumed to be having a negative social or economic impact or otherwise being 

detrimental to the safety, health, morals, or welfare of the surrounding area or the 

community in general. 

f. Areas, in excess of five contiguous acres, whereon buildings or improvements have been 

destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone, 

tornado, earthquake or other casualty in such a way that the aggregate assessed value 

of the area has been materially depreciated. 

g. In any municipality in which an enterprise zone has been designated pursuant to the "New 

Jersey Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 et seq.) the execution of 

the actions prescribed in that act for the adoption by the municipality and approval by 

the New Jersey Urban Enterprise Zone Authority of the zone development plan for the area 

of the enterprise zone shall be considered sufficient for the determination that the area is 

in need of redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 

40A:12A-6) for the purpose of granting tax exemptions within the enterprise zone district 

pursuant to the provisions of P.L.1991, c.431 (C.40A:20-1 et seq.) or the adoption of a tax 

abatement and exemption ordinance pursuant to the provisions of P.L.1991, c.441 

(C.40A:21-1 et seq.). The municipality shall not utilize any other redevelopment powers 

within the urban enterprise zone unless the municipal governing body and planning board 

have also taken the actions and fulfilled the requirements prescribed in P.L.1992, c.79 

(C.40A:12A-1 et al.) for determining that the area is in need of redevelopment or an area 

in need of rehabilitation and the municipal governing body has adopted a 

redevelopment plan ordinance including the area of the enterprise zone. 

h. The designation of the delineated area is consistent with smart growth planning principles 

adopted pursuant to law or regulation. 

Furthermore, Section 3 of the LRHL permits the inclusion of parcels that do not meet the criteria if 

they are necessary for the effective redevelopment of the area, stating:  

“A redevelopment area may include lands, buildings, or improvements which of themselves are 

not detrimental to the public health, safety or welfare, but the inclusion of which is found 
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necessary, with or without change in their condition, for the effective redevelopment of the area 

in which they are a part.” 

 

EVALUATION OF THE STUDY AREA FOR CONFORMITY WITH REDEVELOPMENT AREA CRITERIA 

An analysis of the Study Area’s existing land use, physical characteristics, history, operational 

needs, and other considerations was conducted using: 

• Borough of Highlands Tax maps and GIS data 

• Tax and ownership records for the Study Area 

• Aerial photos of the Study Area property 

• Field Inspections of the Study Area, site, and surroundings on October 21, 2024. 

• Borough of Highlands Tax Assessment Data 

• Captain’s Cove Marina Structural Inspection Report, dated October 14, 2024, revised 

November 4, 2024 prepared by Colliers Engineering and Design. (See Appendix E) 

• A Letter prepared by Colliers Engineering and Design, dated January 9, 2023. (See 

Appendix D) 

• A Letter prepared by Colliers Engineering and Design, dated November 6, 2024. (See 

Appendix F) 

• Photos and Email Correspondence from 2019 to 2024, Collected by William Brunt – the 

Borough’s Code Enforcement Officer. 

 

Figure 4 – Borough of Highlands Tax Map (Study Area Outlined in Red) 
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SUMMARY OF FINDINGS AND RECOMMENDATIONS 

Initial site visits were conducted in October 2024, although the site has been the subject of several 

on-site inspections from Borough officials over the past several years. There is substantial evidence, 

which will be discussed in detail below, to demonstrate that the Study Area may be designated 

as in need of redevelopment under criterion “d” of Section 5 of the LRHL, which states:  

“Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 

overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, 

excessive land coverage, deleterious land use or obsolete layout, or any combination of 

these or other factors, are detrimental to the safety, health, morals, or welfare of the 

community.” 

PROPERTY AND BUILDING DESCRIPTION 

Block 84, Lot 2.01 

Current Owner Captain’s Cove Marina, LLC 

Address of Current Owner PO Box 8100, Red Bank, NJ 07701 

Lot Area +/- 66,754 (1.53 Acres) 

Property Class 4A (Commercial) 

Land Value (2023) $480,000 

Improvement Value (2023) $350,000 

Total Value (2023) $830,000 

 

Description: 

The Study Area consists of the Captain’s Cove Marina located at Block 84, Lot 2.01, along with 

portions of the adjacent rights-of-way along Washington Avenue, Cheerful Place, and Rodgers 

Avenue. Block 84, Lot 2.01 encompasses approximately 1.53 acres of the approximately 1.60-acre 

Study Area. The majority of Block 84, Lot 2.01 consists of water that is used for boat slips. At the time 

of the site visit on October 21, 2024, there were boats occupying the slips in the marina. The 

bulkhead runs along both sides of the marina channel from Sandy Hook Bay in the north towards 

the intersection of Cheerful Place and Washington Avenue in the south. The southern portion of 

the site is developed with several temporary structures, including a food establishment which 

operates from a trailer under the name “Dock Donuts,” and a storage container. At the time of 

the site visit, deck chairs and repurposed wooden cable reels served as outdoor seating and 

tables. Also, at the time of the site visit, a few construction equipment vehicles were parked on 

the site and several skiffs were stacked up along the southern side of the marina’s bulkhead. The 
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site is unpaved and has a sand and gravel surface. Other improvements on the site include a 

flagpole and signage for Captain’s Cove Marina.  

 
Photo facing Dock Donuts (10-21-2024) (Provided by HGA) 

 
View looking down the Rogers Avenue Right-of-Way (11-11-2024) (Provided by HGA) 
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The entire site, as is much of the Borough, is located within the Federal Emergency Management 

Agency’s (FEMA) 100-year floodplain. The northernmost portion of the property is located in the 

VE zone, which indicates flood hazard with storm wave hazards. The remainder of the property is 

located within the AE zone (see Figure 5). 

 
Figure 5 – Flood Hazard Area  
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Evaluation: 

Dilapidation 

Per criterion “d,” areas with buildings or improvements qualify as in need of redevelopment if by 

reason of their dilapidation are detrimental to the safety, health, or welfare of the community. 

There is a documented history of flooding due to the poor condition of the bulkhead at Captain’s 

Cove Marina in the Study Area over the past five years. This flooding is detrimental to the safety, 

health, and welfare of the community as it has negatively impacted the safety of the surrounding 

rights-of-ways and damaged Borough infrastructure, and if not corrected, would further increase 

the risk of flooding which would result in damage to neighboring properties and Borough 

infrastructure. Photos taken during site inspections and site visits since 2019 were provided by 

William Brunt, the Code Enforcement Officer for the Borough of Highlands. The following photos 

depict flooding that occurred at Captain’s Cove Marina on September 30, 2019, and October 

12, 2020.  

 

 
Flooding observed at Recreation Place (9-30-2019)(Provided by William Brunt) 

 



Amended Captain’s Cove Redevelopment Study  November 16, 2024 

17 
Prepared by Heyer, Gruel & Associates  

 
Flooding observed along the Captain’s Cove bulkhead (9-30-2019) (Provided by William Brunt) 

 
Flooding observed at Bedle Place (9-30-2019) (Provided by William Brunt) 
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Flooding at the intersection of Huddy Avenue and Bedle Place (9-30-2019)(Provided by William Brunt) 

 
Flooding observed along the Captain’s Cove bulkhead at the Rogers Avenue Right-of-Way   

(10-12-2020)(Provided by William Brunt) 
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In addition, on October 3, 2022, flooding was observed coming through a small portion of the 

bulkhead, which was left open, causing erosion damage to the Washington Avenue roadway. 

Photos taken on October 4, 2022, and December 23, 2022, show damage to the concrete curb 

along Washington Avenue and evidence of the undermining of the roadway itself. On December 

30, 2022, Colliers Engineering and Design performed an on-site inspection of the Captain’s Cove 

Marina along Washington Avenue. A letter prepared by Colliers Engineering and Design, dated 

January 9, 2023, (see Appendix D) notes that approximately 8 months prior to the inspection, that 

representatives had met with the owner of Captain’s Cove and were told that the existing timber 

bulkhead would be removed and replaced with new PVC sheeting and timber piles/deadmen in 

a timely fashion. The letter notes that the existing timber sheets were still in place at the time of the 

inspection. In addition, the letter notes that, due to the flooding, the concrete gutters and curbs 

were lost along approximately 100-feet of Washington Avenue. The letter also states that each 

rainstorm, high tide, and moon tide would continue to exacerbate the soil losses along 

Washington Avenue, increasing the potential for roadway sink-hole failure. The letter 

recommended protecting the damaged area with a barrier or fence to prohibit people or 

vehicles from entering the area due to the public safety risk posed by the damage. For a more 

detailed description of the inspection performed on December 30, 2022, please refer to Colliers 

Engineering and Design’s January 9th, 2023, letter included within Appendix D.  

 
Flooding observed at Washington Avenue (10-3-2022)(Provided by William Brunt) 
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Damage to the Washington Avenue Right-of-Way (10-4-2022)(Provided by William Brunt) 

 
Damage to the Washington Avenue Right-of-Way (12-23-2022)(Provided by William Brunt)  
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Photo depicting poor condition of the bulkhead along Washington Avenue (December 2022)  

(Provided by Michael Muscillo) 

 
Road sub-base eroded into the cove  

(From Colliers Engineering and Design’s Letter dated January 9, 2023) 
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Erosion right up to roadway 

(From Colliers Engineering and Design’s Letter dated January 9, 2023) 

Additional flooding has been observed at the site since 2022. As such, on September 13, 2024, 

Colliers Engineering and Design, at the request of the Borough, performed on site inspections of 

the Captain’s Cove Marina located at Block 84, Lot 2.01. Findings from this inspection were 

included in a report dated October 14th, 2024, revised November 4, 2024  (See Appendix E). The 

evaluation was based upon visual inspections of the marina’s Easternly bulkhead (Section A), 

Southernly Bulkhead (Section B), Westerly bulkhead (Section C), and Easternly Dock (Section D). 

The report notes that:  

• “Section B (Southernly Bulkhead) exhibited CRITICAL structural condition. Advanced  

deterioration, overstressing, failing connections and inadequate construction was 

observed along the entire structure. These deficiencies significantly reduce the load-

bearing capacity of the bulkhead and more widespread failures are likely to occur if the 

structure remains and storm events occur.” 

• “Section C (Westerly Bulkhead) exhibited CRITICAL structural condition. Advanced 

deterioration, overstressing, failing connections and inadequate construction was 

observed along the entire structure. These deficiencies significantly reduce the load-

bearing capacity of the bulkhead and more widespread failures are likely to occur if the 

structure remains and storm events occur.” 
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For a more detailed description of the deficiencies observed by Colliers Engineering and Design 

for the Southernly and Westerly Bulkhead, please refer to their November 4th, 2024, report included 

within Appendix E.  

In addition, Colliers Engineering and Design reviewed the current conditions of Captain’s Cove 

Marina and examined the site’s original New Jersey Department of Environmental Protection 

(NJDEP) permit #1317-090002.1 LUP210001. In a letter dated November 6, 2024, (see Appendix F) 

Colliers Engineering and Design noted the following deficiencies with the bulkhead’s replacement 

construction: 

• “The permit requires that the installed sheets meet the approved length specified in the 

plans (22 feet). A site inspection conducted on December 30, 2022, revealed that the 

sheets installed are only 18 feet long, with additional cutting of 1 to 3 feet from the top. This 

modification has reduced the actual embedment depth of the bulkhead below the 

required specifications, thereby decreasing its structural capacity to the design 

parameters in the approved permit plans.” 

• “The permit expressly states, ‘The existing timber bulkhead will be removed, and the vinyl 

bulkhead will be in the same footprint as the existing timber bulkhead.’ However, on the 

southern and western sections of the bulkhead, the existing timber bulkhead was left 

intact, and the new vinyl bulkhead was installed in front of it, contrary to the permit’s 

directives.” 

• “Each of these deficiencies reflects a deviation from the approved permit requirements, 

which may compromise the structural integrity and compliance status of the project.” 

The study area meets the criteria to be designated as in need of redevelopment per criterion “d” 

due to the documented history of repeated flooding resulting from the dilapidation of the 

marina’s bulkhead. The poor condition of the bulkhead has, in the past, compromised the safety 

of the Washington Avenue right-of-way, and repeatedly inundated surrounding rights-of-way. The 

current critical condition of the bulkhead, as noted by Colliers Engineering and Design, also 

continues to pose a safety risk to users of the marina and to neighboring properties as it increases 

the risk of a structural failure which would cause greater flooding in the surrounding area. The 

report states that “the deteriorating bulkhead is causing soil erosion and sinkholes along its 

backside” and that “continued soil loss could undermine adjacent roadways, leading to failures, 

collapses, and hazardous sinkholes, all of which would threaten public safety and the integrity of 

nearby stormwater and utility systems.” The report also states that “residential properties in close 

proximity could also face land loss and possible foundation damage.” 
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Flooding observed at the bulkhead  

(February 2024) 
(Provided by William Brunt) 

Flooding observed at the bulkhead  
(September 2024) 

(Provided by William Brunt) 
  

 

Southernly Bulkhead, Fastener and metal sheetpile bulkhead condition 

(From Colliers Engineering and Design’s Report dated November 4, 2024) 
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Photo of the Southerly Bulkhead (10-21-2024)(Provided by HGA) 

 

Photo of the Westerly Bulkhead (10-21-2024)(Provided by HGA) 
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CONCLUSION 

There is substantial evidence to designate the Study Area as a condemnation area in need of 

redevelopment per criterion “d.” Since 2019, there have been several documented incidents of 

flooding resulting from the poor condition of the bulkhead within the Study Area . This flooding has 

resulted in the repeated inundation of surrounding rights-of-ways and caused damage to the 

Washington Avenue right-of-way. Per Colliers Engineering and Design, portions of the existing 

bulkhead are in critical condition, exacerbating the risk of structural failure which would increase 

the risk of greater flooding in the surrounding area. This is further exacerbated by the fact that the 

entire site is located within the FEMA 100-year flood hazard area. The repeated flooding and the 

further risk of greater flooding poses a hazard to the safety, health, and welfare of the surrounding 

community as it creates dangerous conditions, and it could damage property and Borough 

infrastructure within the vicinity of the Study Area .  
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APPENDIX A: Borough of Highlands Council Resolution 



BOROUGH OF HIGHLANDS 

COUNTY OF MONMOUTH 

 

RESOLUTION 24-168 

AUTHORIZING AND DIRECTING THE BOROUGH LAND USE BOARD TO 

INVESTIGATE WHETHER THE PROPERTY IDENTIFIED ON THE TAX MAP OF THE 

BOROUGH AS BLOCK 84, LOT 2.01 CONSTITUTES A CONDEMNATION 

REDEVELOPMENT AREA PURSUANT TO THE LOCAL REDEVELOPMENT AND 

HOUSING LAW, N.J.S.A. 40A:12A-1 ET SEQ.  

 

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq., as amended 

and supplemented (the “Redevelopment Law”), provides a process for municipalities to 

participate in the redevelopment and improvement of areas in need of redevelopment; and 

 

WHEREAS, pursuant to the Redevelopment Law, by way of Resolution No. 16-228 adopted on 

December 7, 2016, the municipal council of the Borough (the “Borough Council”) of Highlands, 

in the County of Monmouth, New Jersey (the “Borough”) authorized and directed the Land Use 

Board of the Borough (the “Land Use Board”) to conduct a preliminary investigation of the 

property identified as Block 84, Lot 2.01 on the Borough’s tax maps, commonly known as 

Captain’s Cove Marina (the “Property”) to determine whether the Property met the criteria for 

a Non-Condemnation Redevelopment Area, pursuant to the Redevelopment Law; and  

 

WHEREAS, by way of Resolution No. 18-070 adopted on March 21, 2018, the Mayor of the 

Borough and Borough Council determined and declared that the Property be designated a Non-

Condemnation Redevelopment Area, pursuant to the Redevelopment Law; and  

 

WHEREAS, the Mayor and Borough Council now desire to authorize and direct the Borough’s 

planning consultant (the “Planning Consultant”), to determine whether the Property, along with 

all riparian rights and streets and rights of way appurtenant thereto, as set forth in Exhibit A 

attached hereto, (collectively, the “Study Area”) meets the criteria set forth in the 

Redevelopment Law for designation as a Condemnation area in need of redevelopment (the 

“Study”) and to submit a report to Land Use Board detailing its findings (the “Report”); and  

 

WHEREAS, the Borough Council desire to refer to the Land Use Board, upon completion, the 

Report for review in accordance with the Redevelopment Law; and 

             

WHEREAS, the redevelopment area determination requested hereunder, in connection with the 

Study Area authorizes the Borough Council to use all those powers provided by the 

Redevelopment Law for use in a redevelopment area, including the power of eminent domain 

(hereinafter referred to as a “Condemnation Redevelopment Area”); and 

 



WHEREAS, the Borough Council therefore authorizes and directs the Land Use Board to conduct 

a preliminary investigation of the Study Area and to make recommendations to the Borough 

Council, all in accordance with the Redevelopment Law. 

 

NOW, THEREFORE, BE IT RESOLVED, by the Borough Council of the Borough of Highlands, in 

the County of Monmouth, New Jersey, as follows:  

 

1. Generally.  The aforementioned recitals are incorporated herein as though fully set 

forth at length.  

 

2. Investigation of Study Area Authorized. The Land Use Board and Planning Consultant 

are hereby authorized and directed to conduct an investigation pursuant to N.J.S.A. 40A:12A-

6 to determine whether the Study Area satisfies the criteria set forth in the Redevelopment 

Law, including N.J.S.A. 40A:12A-5, to be designated as a Condemnation Redevelopment Area 

and to submit the Report to the Land Use Board with respect thereto. 

 

3. Map to be Prepared. As part of this investigation, the Planning Consultant shall 

prepare a map showing the boundary of the Study Area. 

 

4. Public Hearing Required. The Land Use Board shall conduct a public hearing, after 

giving due notice of the proposed boundary of the Study Area and the date of the hearing to 

any persons who are interested in or would be affected by a determination that the Study 

Area is a Condemnation Redevelopment Area. 

 

5. Land Use Board to Make Recommendations. After conducting its investigation, 

preparing a map of the proposed redevelopment area, and conducting a public hearing at 

which all objections to the designation are received and considered, the Land Use Board shall 

make a recommendation to the Borough Council as to whether the Borough should designate 

the Study Area as a Condemnation Redevelopment Area. 

 

6. Preparation of a Redevelopment Plan. In the event the Land Use Board determines 

to recommend that the Borough Council designate the Study Area as a Condemnation 

Redevelopment Area, the Land Use Board is hereby authorized and directed to prepare a 

redevelopment plan for the Study Area without need of further action by the Borough 

Council.    

 

7. Severability. If any part of this Resolution shall be deemed invalid, such parts shall be 

severed and the invalidity thereby shall not affect the remaining parts of this Resolution. 

 

8. Availability of the Resolution. A copy of this Resolution shall be available for public 

inspection at the offices of the Borough Clerk. 

 

9. Effective Date. This Resolution shall take effect immediately. 

 



 

 

Motion to Approve R 24-168: 

This is a Certified True copy of the Original 

Resolution on file in the Municipal Clerk’s 

Office. 

 

DATE OF VOTE: October 2, 2024 

 

 

____________________________________ 

Nancy Tran, Municipal Clerk 

Borough of Highlands 
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APPENDIX B: Borough of Highlands Tax Assessment Records 



 
NOTICE OF PROPERTY TAX ASSESSMENT FOR  
THIS NOTICE IS REQUIRED UNDER N.J.S.A. 54:4-38.1 
BLOCK: LOT: QUAL: 
 
PROPERTY LOCATION:                                                                          CLASS: 
          
                                                                                                                                   
LAND:                                            BUILDING:                                             TOTAL: 
 
 
NET PROPERTY TAXES BILLED FOR                                                      ASSESSMENT 
                                                                                                                        TOTAL: 
       WERE: 
                                              
THIS IS NOT A BILL. SEE OTHER SIDE FOR APPEAL INFORMATION. 

PRESORTED 
FIRST-CLASS MAIL 
U.S. POSTAGE PAID 

APPEAL INSTRUCTIONS 
If you agree with the assessed value shown, you do not need to do anything. 
 
If you disagree with the assessed value shown, you may file an appeal with the Monmouth County 
Board of Taxation. Forms, instructions and a guide to the process Understanding Property Assessment 
Appeals for Monmouth County may be obtained at https://secure.njappealonline.com or through your 
municipal assessor at the address printed on the reverse of this notice. 
 
Assessment appeals filed with the Monmouth County Board of Taxation must be filed on or before 

January 15 or 45 days from the date mailed, as it appears on the front of this notice, whichever date 

is later. 
 
Also, note that the Monmouth County Board of Taxation has developed an online appeal system ac-
cessed via https://secure.njappealonline.com. Traditional "paper" appeals are also available at your 
municipal assessor's office. 
 
If the assessed value exceeds $1,000,000, you have the option of filing your appeal directly with the 
Tax Court at PO Box 972, Hughes Justice Complex, Trenton, New Jersey 08625. Pursuant to N.J.S.A. 
54:3-21(a)(2), all assessment appeals filed directly to the Tax Court must be filed on or before April 1 

or 45 days from the date mailed as it appears on this assessment notice, whichever date is later. 
Forms which you may use to file your complaint may be found at  
http://www.judiciary.state.nj.us/taxcourt/dcmform.html 
 
This assessment will be used to calculate your property tax bill. Do not multiply last year's property tax 
rate by the current year's assessment value to determine taxes for the current year. 

 ASSESSOR'S OFFICE
 BOROUGH OF HIGHLANDS
 BORO HALL, 171 BAY AVE
 HIGHLANDS NJ 07732                        FREEHOLD NJ
                                           PERMIT #1

 DISTRICT: BOROUGH OF HIGHLANDS

                                    DATE MAILED: 11/15/23
                              2024                #000152

       84             2.01

                 MARINE PLACE                     4A

          480,000              350,000            830,000

                       2023     2023
                                                  830,000
            $16,649.80

                     P.O. BOX 8100
                     RED BANK, NJ            07701
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APPENDIX C: Property Deeds for Block 82, Lot 2.01 
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APPENDIX D: Letter from Colliers Engineering and Design, dated January 9, 2023 



2000 Midlantic Drive 
Suite 100  
Mount Laurel New Jersey 08054 
Main: 877 627 3772 
 
 

Maser Consulting is now Colliers Engineering & Design 
 

January 9, 2023 

Mr. Michael Muscillo, Borough Administrator 
Borough of Highlands 
42 Shore Drive 
Highlands, New Jersey 07732 
 
Captains Cove Marina Bulkhead Repairs – Block 84, Lot 2.01; Washington Avenue 
Borough of Highlands, Monmouth County, New Jersey  
Notice of Imminent Danger of Public along Washington Avenue – Lack of Bulkheading 
Soil Loss / Potential Road Structure Loss / Safety Threat 
Colliers Engineering & Design Project No. 23002142a 

Dear Michael, 

A site meeting was called for on December 30, 2022, at noon, at the direction of Administration; I 
met with Mr. Muscillo, on-site to walk the Captain’s Cove area along Washington Avenue.  A number 
of pictures were taken and attached hereto, describing the imminent danger along the shoulder of 
the local street.   

Roughly 8 months ago, we met with the owner of Captain’s Cove, and he stated to Administration 
that the old timber bulkhead would be removed and replaced with new PVC sheeting and timber 
piles/deadmen in a timely fashion. 

This is not the case; our inspection concludes that the old timber sheets are still in place, failing and 
the lack of bulkheading along Captain’s Cove is now posing a threat to the local right of way, 
Washington Avenue. 

Below are our findings as they relate to public safety and welfare of the residents and motorists: 

I. Bulkhead missing: 

Bulkhead was missing during my inspection; soil was lost during multiple storms, thus 
eroding into the open waters of the Cove.  The opening was roughly 20-ft long. 

II. Loss of roadway and curbs/gutters: 
 
My inspection concluded that the roadway structure, public property, was damaged thus 
resulting in the loss of the concrete gutters and curbs along roughly 100-ft of the public 
street, Washington Avenue. 
 
I also noted that roadway sub-base material may have eroded from beneath the 
roadway structure, thus creating a health and safety threat; the loss of sub-base material 
beneath a hot mix asphalt roadway surface will eventually result in a roadway failure.  
We cannot assess this since the barriers are placed right at this soil loss area. 
 



Project No. 23002142A 
January 9, 2023 
Page 2 | 4 

The only solution to this problem is to saw-cut and remove the roadway HMA surface 
near the problem area, until the ‘soil loss’ limits are uncovered.  This is an unknown, 
since  there is no way of determining the extent of soil loss. 
 
Each rainstorm / high tide / moon tide will exacerbate the soil losses and potential for 
roadway sink-hole failure. 
 
We highly recommend that the public street be closed, in the area within 25-ft of the 
known point of soil loss. 
 
The entire danger area should be protected with barrier or fence to prohibit children or 
passerbys or vehicles from entering this area. 
 
Potential sink-hole areas cannot be trusted; this area is suspect and should be closed 
with barrier / fencing.  
 

III. Bulkhead PVC Sheeting Installed: 
 
When I visited the site, I noted that the PVC sheets staged on the ground may not be the 
prescribed lengths, as per the approved Zane Permit Plan. 
 
It was confirmed that the PVC sheets being used may only be 18-ft long. 
 
By permit, the sheets should be 22-ft long, tip to tip, not including any cut-off at the top 
after set.  Right now, we have been noticing that a number of the sheets are being left 
roughly 1-3 high, and then subsequently cut-off to match the Top of BH Height of 
roughly 6.0 elevation. 
 
If nearly 2-ft of the sheet is cut-off and the sheets are only 18-ft long, then the 
embedment will be roughly 6-ft short of the Engineer’s Certified Construction Plan. 
 
This poses a significant problem from a structural and safety standpoint. 
 
A meeting should be scheduled right away between the landowner, Contractor, the 
Engineer of Record, Borough, and the NJDEP. 
 

IV. Timber Pile Lengths by Design Plan: 
 
The approved plans show a new PVC sheet, 22-ft long, be driven in along side the new 
timber piles.  However, when we reviewed the previous design plans from 2012, the 
timber piles should be 25-ft long.  The Engineer of Record should review the design and 
affirm that the reduction from 25-ft to 20-ft for pile lengths is permitted, without 
adversely impacting the load rating and ability to resist push-out. 
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V. Alignment of New Bulkhead: 
 
The visual inspection concludes that the new bulkheads have a waving alignment of 
nearly 3-ft off from the original timber bulkhead alignment. 
 
Once this mis-aligned bulkhead is complete, and the dredging is complete, the Owner 
may have a significant issue when setting the new floating docks and stairs / boat slips. 
 
The slips and floating docks require a straight and consistent alignment from mounting 
and assuring zero gaps between sections, for safety. 
 
The Zoning Officer and Code Official for the Borough should also attend this meeting. 

NJDEP Involvement: 

We understand that the NJDEP may be visiting the site in the coming days.  We ask that a meeting be 
scheduled where we may be present as well as the Borough Officials. 

The NJDEP should be involved in any meetings since the construction to date may not meet the 
requirements of the approved Bulkhead Replacement Plans approved by the State Agency. 

Please call me with any questions or concerns. 

Sincerely, 

Colliers Engineering & Design 

 

Theodore Wilkinson, PE, CME 
Municipal Associate / Senior Project Manager 
 
TW/tw 
 
cc: Mayor 
 Andrew Ball, Solicitor 
 NJDEP, Suzanne Biggins 
 NJDEP Enforcement 
 Spencer Carpenter, Public Works 
R:\Projects\2023\23002142A\Correspondence\OUT\230105 Ltr to Admin _ road failure at Capt Cove 23002142a.docx 
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                             Erosion right up to roadway 

Road sub-base is eroded into Cove 

 

Sheets measured 18-ft   Alignment is not straight 
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APPENDIX E: Captain’s Cove Marina Structural Inspection Report, prepared October 14, 

2024, revised November 4, 2024, by Colliers Engineering and Design.  



 
 

 

 

Prepared: October 14th, 2024 

Revised: November 4, 2024 

2 Washington Ave, Highlands, New Jersey 07732 
 
 

   

 

 

 

Inspection Date: October 25, 2024 

 

Prepared for: 

 
 
Carolyn Broullon, Mayor 
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Prepared by: 
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NJ Professional Engineer 
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NJ Professional Engineer 
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Executive Summary 
Colliers Engineering & Design, Inc. (CED) conducted a condition inspection of the Captain’s Cove 
Marina located at 2 Washington Ave, Highlands, New Jersey on September 13, 2024. The inspection 
aimed to evaluate the structural integrity of the bulkhead due to safety concerns raised by the 
Borough of Highlands. The evaluation was based on visual observations, focusing solely on the 
structural components, with no testing or detailed structural analysis performed. This report uses a 
condition rating scale from ASCE 130, ranging from 6 (Good) to 1 (Critical). Captain’s Cove Marina, 
measuring 52,500 square feet, consists of four sections, refer to Figure 1: Captain’s Cove Marina 
Sections and Table 1: Captain’s Cove Marina Sections Index for additional information.  

Section A (Easternly Bulkhead) exhibited FAIR structural condition. The bulkhead is missing a timber 
cap but overall appears to be in the best condition of the three runs of bulkhead. CED does have 
concerns with this section’s structural capacity given the findings that the installed bulkhead sheets 
are embedded roughly 6ft shorter than what was specified on the design plans. CED suggests 
performing a structural analysis on the bulkhead using its as-built condition to determine its 
structural capacity to ensure safety and durability moving forward. 

Section B (Southernly Bulkhead) exhibited CRITICAL structural condition. Advanced deterioration, 
overstressing, failing connections and inadequate construction was observed along the entire 
structure. These deficiencies significantly reduce the load-bearing capacity of the bulkhead and 
more widespread failures are likely to occur if the structure remains and storm events occur. 

Section C (Westerly Bulkhead) exhibited CRITICAL structural condition. Advanced deterioration, 
overstressing, failing connections and inadequate construction was observed along the entire 
structure. These deficiencies significantly reduce the load-bearing capacity of the bulkhead and 
more widespread failures are likely to occur if the structure remains and storm events occur. 

Section D (Easternly Dock) exhibited FAIR structural condition. The timber elements are in fair 
condition, but CED has concerns over the structural capacity of the connections given no notching of 
the piles was implemented.   

In conclusion, the inspection of Captain’s Cove Marina reveals serious structural and construction 
deficiencies. Action is essential to restore the Marina’s integrity, prevent further deterioration, and 
ensure the safety of its users and adjacent properties. Considering these findings, a series of 
recommendations have been developed to enhance the safety and longevity of the Marina. 
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1.0 Introduction 

1.1 Background 

Colliers Engineering & Design, Inc. (CED) was contracted by the Borough of Highlands to perform a 
condition inspection of the Captain’s Cove Marina located at 2 Washington Ave, Highlands, New 
Jersey, Block 84, Lot 2.01 for the purposes of evaluating the structural condition of the bulkhead. 
This request stemmed from erosion issues and partial failure of the Western Section of the 
bulkhead. 

The information contained in this report is based solely on visual observations of the Marina. No 
testing of material or structural analysis was conducted. This report represents CED’s best efforts to 
describe the exposed existing structural conditions of the bulkhead at the time of our site visit. The 
approximately 1,475 linear foot bulkhead was inspected and evaluated by CED, which divided the 
bulkhead into the following three sections. CED also inspected the easternly dock.  
 

 

Figure 1: Captain's Cove Marina Sections 
 

Table 1: Captain’s Cove Marina Sections Index 
Section Identifying Name Dimension Fig. 1. Reference Color 

A Easternly Bulkhead 700 Linear Feet Green 
B Southernly Bulkhead 75 Linear Feet Blue 
C Westerly Bulkhead 700 Linear Feet Red 
D Easternly Dock N/A Yellow 

 



 

Captain’s Cove Marina – Bulkhead Inspection | Revised: November 4, 2024 Page 3 

1.2 Scope of Work 

The scope of the inspection is limited to the structural systems (Bulkheads) only. Evaluation of 
mechanical, electrical, lighting and fire protection systems are not included in the scope of CED’s 
inspection. The existing building structures, associated Marina structures, and other miscellaneous 
elements are not included in the scope of CED’s inspection unless explicitly specified in this 
document. The primary objectives of the inspection were to assess the general structural condition 
of the Marina’s Bulkheads and identify recommended repairs. 
 

1.3 Condition Rating Scale 

The Condition Assessment Ratings contained in ASCE 130: Marine Facilities and Inspection Manual 
were utilized in this report. Per ASCE 130, the general condition assessment ratings for all element 
groups are based on the six ratings of the assessment scale as follows:  

(6) Good: No visible damage or only minor damage noted. Structural elements may show very minor 
deterioration, but no overstressing observed. No repairs are required.  

(5) Satisfactory: Limited minor to moderate defects or deterioration observed but no overstressing 
observed. No repairs are required.  

(4) Fair: All primary structural elements are sound, but minor or moderate defects or deterioration 
observed. Localized areas of moderate to advanced deterioration may be present but do not 
significantly reduce the load-bearing capacity of the structure. Repairs are recommended, but the 
priority of the recommended repairs is low.   

(3) Poor: Advanced deterioration or overstressing observed on widespread portions of the structure 
but does not significantly reduce the load-bearing capacity of the structure. Repairs may need to be 
carried out with moderate urgency.   

(2) Serious: Advanced deterioration, overstressing, or breakage may have significantly affected the 
load-bearing capacity of primary structural components. Local failures are possible, and loading 
restrictions may be necessary. Repairs may need to be carried out on a high-priority basis with 
urgency.   

(1) Critical: Very advanced deterioration, overstressing, or breakage has resulted in localized 
failure(s) of primary structural components. More widespread failures are possible or likely to occur, 
and load restrictions should be implemented as necessary. Repairs may need to be carried out on a 
very high-priority basis with strong urgency. 
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2.0 Marina Description 
The owner currently uses the property for private sea-craft mooring. The property sits directly on 
the Raritan Bay. The Marina is located between the paper street of Rodgers Street and Washington 
Avenue. 

Additional inspection photos and photos referenced through this report can be found in Appendix 
A – Inspection Photos. 

2.1 Section A - Easternly Bulkhead 

Section A is the Easternly Bulkhead section of the Marina. It extends approximately 700-feet in from 
the Washinton Avenue and Marine Place Corner intersection (Photo 1). The bulkhead is composed of 
driven, vinyl sheet piles, supported by external top and bottom timber walers. The walers span 
between timber piles that are spaced roughly 5-feet on center. Tie-rods are exposed on each timber 
pile, their length and deadman system is unknown currently (Photos 3-6). The bulkhead has timber 
framing running at the top of the sheet piles for the top timber cap connection (Photo 2). In some 
locations the bulkhead is missing the rear timber framing and top timber cap decking (Photos 7 & 8). 
An outfall pipe with an outfall backflow preventer was found coming from the stormwater system 
along Washington Avenue. 

2.2 Section B - Southernly Bulkhead 

Section B is the Southernly Bulkhead section of the Marina. It extends approximately 75-feet parallel 
to Cheerful Place (Photo 12). There is an older timber bulkhead behind a newer vinyl bulkhead. The 
older timber bulkhead is traditional timber sheeting, piles and walers, and the newer vinyl bulkhead 
does not appear to have any walers other than the top timber cap framing (Photos 14-16). Tie-rods 
appear to be connected to the newer timber framing of the newer bulkhead to the back side of the 
older deteriorated timber bulkhead. There is a roughly 18-inch gap between the front face of the 
older timber bulkhead and the rear of the newer vinyl bulkhead that has tidal waters in it (Photo 13). 
An outfall pipe with an outfall backflow preventer was also found on this section of bulkhead.  

2.3 Section C - Westerly Bulkhead 

Section C is the Westerly Bulkhead section of the Marina. It extends approximately 700-feet in from 
the Marine Place and the paper street of Rodgers Street (Photos 21, 28, 31 & 32). The bulkhead 
construction is very similar to Section B. There is an older deteriorated timber bulkhead behind a 
newer failing vinyl bulkhead. The bulkhead is leaning, bowing and is overall very poor construction. 
Like section B tie-rods were attached from the upper timber framing of the newer vinyl bulkhead to 
the rear face of the existing deteriorated bulkhead. There appears to only be one waler line around 
mid-height of the new vinyl bulkhead with tie-rods, the deadman and extend of the tie-rods is 
unknown. No piles in front of the bulkhead were found. This section has no timber cap and also has 
an outfall pipe with an outfall backflow preventer (Photo 37). 
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2.4 Section D - Easternly Dock 

Section D – Easternly Dock is located at the Northern end of Section A – Easternly Bulkhead and is 
roughly 25-feet by 50-feet. Historically, there was a dilapidated building, decking and stringers that 
have since been removed. Currently, there are multiple timber piles and timber girders. The existing 
timber girders are face-mounted to the timber piles with lag screws. 
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3.0 Inspection Observations 

3.1 Section A – Easternly Bulkhead 

Overall Condition: 
Section A – Easternly Bulkhead is in FAIR condition. The structural capacity of the bulkhead is 
currently unknown. A report from CED, dated January 9, 2023, was issued following a sinkhole and 
washout incident on Washington Avenue. This report highlights discrepancies between the installed 
sheet piles and the original design specifications. The installed vinyl sheet piles were found to be 
only 18 feet in total length, whereas the plans specified 22-foot sheets. Additionally, during 
installation, approximately 1 to 3 feet of the sheets were cut off, resulting in an actual as-built 
embedment of only 5 feet instead of the intended 11 feet. 

This reduced embedment depth may significantly impact the structural integrity and durability of 
the bulkhead, leaving it potentially more susceptible to erosion and undermining. 

Timber Piles: 
The timber piles are generally in fair condition, with no significant deterioration observed.  

Vinyl Sheet Piles: 
The vinyl sheet piles are generally in fair condition. In some locations the vinyl sheet piles are 
cracking and per previous reports they appear to be short of the required embedment depth. 

Walers and Cap: 
The top and bottom timber walers are generally in fair condition, with no significant deterioration 
observed, however the timber pile cap is unfinished and missing in areas. 

Hardware and Connections: 
The connection hardware, appears to be in fair condition, minor deterioration is present. 

Outfall: 
The outfall, appears to be in fair structural condition. 

 
3.2 Section B – Southernly Bulkhead 

Overall Condition: 
Section B – Southernly Bulkhead is in CRITICAL condition, with various structural deficiencies that 
are currently compromising its structural stability. The general construction in this section of the 
bulkhead is inadequate and can be attributed to the main source of the structural deficiencies. 
These structural deficiencies put the structure at risk of collapse if a storm event occurs. 

Vinyl Sheet Piles: 
The vinyl sheet piles are generally in poor to failing condition; overstressing is apparent throughout 
the bulkhead. The installation of the sheet piles Infront of the existing timber bulkhead, rather than 
demoing the existing timber bulkhead has led to significant structural instability. The choice to tie 
back the vinyl sheet piles to the existing, failing timber bulkhead has led to structural failure and 
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large deflections of the vinyl sheet pile. This section is also assumed to have sheets with shorter 
than specified pile embedment. Due to these structural deficiencies the vinyl sheet pile is 
overstressed and deflecting outwards significantly at the mudline (Photo 20). 

Timber Bulkhead: 
The Timber Bulkhead is in serious condition with large portions of the bulkhead failing due to rot, 
age and deterioration. Photos 14-16 showcase the deteriorated state of the wooden bulkhead and 
the poor construction of the vinyl bulkhead. 

Waler and Cap: 
The single timber waler and cap on the vinyl sheet pile is generally in fair condition, with no 
significant deterioration observed however it is not functioning properly as its anchorage system 
relies on the failing timber bulkhead. 

Hardware and Connections: 
The connection hardware, appears to be in critical condition. The hardware present on the timber 
bulkhead in most cases is ineffective. The Vinyl Sheet Pile and Waler hardware is in fair condition, 
with no significant deterioration observed, however it is not functioning properly as it is fastening to 
the waler which relies on the failing timber bulkhead (Photo 17-19). 

Outfall: 
The outfall itself appears to be in fair structural condition; however, the newer vinyl bulkhead 
installation was prematurely halted before properly tying into the end of the eastern bulkhead. This 
gap has allowed water to infiltrate the void space between the old timber bulkhead and the newer 
vinyl bulkhead, potentially compromising the structure over time. 

3.3 Section C – Westerly Bulkhead 

Overall Condition: 
Section C – Westerly Bulkhead is in CRITICAL condition, with various structural deficiencies that are 
currently compromising its structural stability. The construction of this section of the bulkhead is 
inadequate, largely due to insufficient embedment depth, which is the primary source of its 
structural deficiencies. In this area, as in other sections, the vinyl sheet piles are estimated to be 
embedded only 5 feet into the mudline, far below recommended depths. This shallow embedment 
has led to visible failure, with the toe of the vinyl bulkhead pushing outward and destabilizing. 

These construction deficiencies severely compromise the bulkhead’s structural integrity, leaving it 
highly vulnerable to collapse, especially during storm events. Without corrective measures, the risk 
to this section remains significant. 

Vinyl Sheet Piles: 
The vinyl sheet piles are generally in poor to failed condition, with signs of overstressing throughout 
the bulkhead. Installing the vinyl sheet piles directly in front of the existing timber bulkhead, rather 
than removing the deteriorated timber first, has caused substantial structural instability. Tying back 
the new vinyl sheet piles to the failing timber bulkhead has further compounded this instability, 
resulting in large deflections of the vinyl sheets, as seen in Photos 24-25. 
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Due to these deficiencies, one section of vinyl sheet pile has become severely overstressed, causing 
the lower portion to push outward at the mudline by a significant distance. An attempt to reinforce 
this area with timber was poorly executed and has also failed (refer to Photos 33-36). This series of 
issues highlights the urgent need for corrective action to address the compromised stability of the 
bulkhead. 

Timber Bulkhead: 
The Timber Bulkhead is in poor to failing condition with large portions of the bulkhead failing due to 
rot, age and deterioration.  

Waler: 
The single timber waler on the vinyl sheet pile is generally in fair condition, with no significant 
deterioration observed however it is not functioning properly as its anchorage system relies on the 
failing timber bulkhead or an unknown tie-back system. 

Hardware and Connections: 
The connection hardware, appears to be in poor condition. The hardware present on the timber 
bulkhead is, in most cases, inadequate. The Vinyl Sheet Pile and Waler hardware is in fair condition, 
with no significant deterioration observed, however it is not functioning properly as it is fastening to 
the failing timber bulkhead (Photo 26-27). 

3.4 Section D – Easternly Dock 

Overall Condition: 
Section D – Easternly Dock is in FAIR condition. The capacity in unknow without performing a 
structural analysis. 

Timber Piles: 
The timber piles are generally in fair condition. Some deterioration is apparent but nothing too 
excessive.  

Girders: 
The existing girders are generally in fair condition. The girders are faced mounted to the timber piles 
without a pile notch. This significantly reduces the load-bearing capacity of the girders and will lead 
to a lower structural capacity. The decking is not installed completely, and the dock remains 
unfinished.  

Hardware and Connections: 
The connection hardware, appears to be in fair condition but again no notching was included so the 
connection capacity is lower than what ultimately could have been.  
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4.0 Recommendations 
Based on the observations of this inspection, several repairs, bulkhead replacements and further 
evaluations are recommended. CED’s recommendations are provided below for each section of the 
marina and classified as Immediate, Priority, Routine Maintenance and/or Inspection Actions. 

Immediate Level repairs require prompt response to prevent unsafe conditions at the structure.  

Priority Level repairs are recommendations that are required to maintain the structure in safe 
operating condition, and/or prevent the discovered deterioration from continuing to a point where 
future repairs will significantly increase in cost. Implementation of Priority Level repair should occur 
within approximately two years.  

Routine Level repairs should be undertaken as part of a scheduled maintenance program, or other 
scheduled projects. Postponing Routine Level repairs will not compromise the stability of the 
structure but can lead to these items deteriorating further into priority level repairs. It is anticipated 
that these repair items should be implemented within approximately four years. 

4.1 Section A – Easternly Bulkhead 

Immediate Repairs  

• None. 

Priority Repairs  

• Finish Timber Sheet Pile Cap 
o Problem: The current bulkhead is missing some of the timber bracing along the 

backside for certain stretches and lacks a properly constructed timber cap.  
o Recommendation: Finish the sheet pile cap and timber bracing and replace any 

deteriorated timber and fasteners on pile cap. 
Routine Repairs  

• General Inspection and Maintenance Plan: 
o Problem: While immediate and priority repairs address critical issues, a longer-term 

maintenance plan is needed to keep Section A – Easternly Bulkhead in satisfactory 
condition. 

o Recommendation: Develop a scheduled maintenance program that includes regular 
inspections and minor repairs to prevent future significant deterioration 

Inspection Actions 

• Structural Analysis: 
o CED recommends performing a structural analysis of the existing bulkhead to 

determine if it is structurally sufficient. This would require a design level inspection 
of the bulkhead and researching the sheet pile embedment lengths and tie-back 
system. 
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4.2 Section B – Southernly Bulkhead 

Immediate Repairs  

• Replace Bulkhead 
o Problem: The current bulkhead condition is structurally unstable and insufficient for 

any type of repair and has the possibility of progressive failure during larger storm 
events. 

o Recommendation: Completely remove all of the existing timber and vinyl bulkhead 
and replace with a new properly constructed bulkhead system. 
 

Priority Repairs 

• None since replacement is recommended. 

Routine Repairs 

• General Inspection and Maintenance Plan: 
o Problem: Once a new Bulkhead is installed a maintenance plan will keep it in safe 

condition for a longer period. 
o Recommendation: Develop a scheduled maintenance program that includes regular 

inspections and minor repairs to prevent future significant deterioration 

Inspection Actions 

• None since replacement is recommended. 
 

4.3 Section C – Westerly Bulkhead 

Immediate Repairs  

• Replace Bulkhead 
o Problem: The current bulkheads condition is structurally unstable and insufficient 

for any type of repair and has the possibility to fail during storm events. 
o Recommendation: Completely remove all existing timber and vinyl bulkhead and 

replace Section B – Southernly Bulkhead. 

Priority Repairs 

• None since replacement is recommended. 

Routine Repairs 

• General Inspection and Maintenance Plan: 
o Problem: Once a new Bulkhead is installed a maintenance plan will keep it in safe 

condition for a longer period. 
o Recommendation: Develop a scheduled maintenance program that includes regular 

inspections and minor repairs to prevent future significant deterioration 
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Inspection Actions 

• None since replacement is recommended. 
 

4.4 Section D – Easternly Dock 

Immediate Repairs  

• None, the dock is closed and unfinished. 
 

Priority Repairs 

• Finish constructing the dock. 
 
Routine Repairs 

• General Inspection and Maintenance Plan: 
o Problem: Once a new dock is installed a maintenance plan will keep it in safe 

condition for a longer period. 
o Recommendation: Develop a scheduled maintenance program that includes regular 

inspections and minor repairs to prevent future significant deterioration 
 

Inspection Actions 

• Evaluate existing condition and perform structural analysis on existing girder connections for 
future dock use and allowable live loading. 
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5.0 Impact on Adjacent Municipal / Residential Property 
The southern and eastern bulkheads, if left unrepaired, pose significant risks to nearby 
infrastructure, particularly under severe storm conditions. High winds, storm tides, wave action, and 
heavy rains would exert intense pressure on the weakened bulkhead, likely triggering sudden soil 
displacement and costly damage to adjacent properties and infrastructure. Without timely 
intervention, the risk to nearby roadways, residential properties, and municipal utilities will increase, 
underscoring the urgency of the proposed improvements to prevent erosion, collapse, and potential 
structural failure of the marina bulkhead. 

Currently, the deteriorating bulkhead is causing soil erosion and sinkholes along its backside, putting 
surrounding infrastructure at risk. Continued soil loss could undermine adjacent roadways, leading 
to failures, collapses, and hazardous sinkholes, all of which would threaten public safety and the 
integrity of nearby stormwater and utility systems. Residential properties in close proximity could 
also face land loss and possible foundation damage. Municipal infrastructure, such as water and 
sewage systems, is equally at risk due to sediment buildup and structural instability. Additionally, the 
stormwater outfall structures, which run through the bulkhead, are vulnerable, increasing the 
likelihood of localized flooding. 

If not addressed, these structural vulnerabilities could have cascading effects on the surrounding 
infrastructure. Timely repairs are critical to prevent what is now a localized issue from escalating into 
large-scale environmental and infrastructure damage, particularly in the event of a significant storm. 
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6.0 Conclusions 
On September 13, 2024, Colliers Engineering & Design conducted a detailed condition inspection of 
Captain’s Cove Marina, located at 2 Washington Ave, Highlands, NJ, at the request of the Borough. 
This inspection aimed to evaluate the structural integrity of the marina’s bulkheads, prompted by 
safety concerns, flooding and erosion observed. The assessment utilized a condition rating scale 
from ASCE 130, resulting in a comprehensive evaluation of four key sections of the marina. Section A 
(Easternly Bulkhead) was found to be in fair condition, with various structural deficiencies that could 
compromise its safety if not addressed. Sections B (Southernly Bulkhead) and C (Westerly Bulkhead) 
were rated as critical, showing severe deterioration that significantly impairs their load-bearing 
capacity. Action is essential for these sections to prevent potential structural failures. Section D 
(Easternly Dock) exhibited some issues, necessitating further evaluation to ensure its stability. The 
report outlines specific recommendations for immediate repairs, particularly for Sections B and C, 
and emphasizes the need for a structured maintenance plan for all sections.  
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Appendix A | Inspection Photos 
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Photo 1: Section A, Easternly Bulkhead Viewed across the marina from the Westerly Bulkhead 

 

 

Photo 2: Section A, Easternly Bulkhead, Viewed from Grade 
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Photo 3: Section A, Easternly Bulkhead Piles, Sheet Piles and Walers Viewed from Floating Dock 
Infront of Bulkhead 

 

 

Photo 3: Section A, Easternly Bulkhead Exposed Fastening System View 1 
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Photo 4: Section A, Easternly Bulkhead Exposed Fastening System View 2 

 

 

Photo 5: Section A, Easternly Bulkhead Waler Lap Connection, View 1 
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Photo 6: Section A, Easternly Bulkhead Waler Lap Connection, View 2 

 

 

Photo 7: Section A, Easternly Bulkhead, View 1 
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Photo 8: Section A, Easternly Bulkhead, View 2 

 

 

Photo 9: Section A, Easternly Bulkhead, Cracked Sheet Pile Section 
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Photo 10: Section A, Easternly Bulkhead, Viewed down Sheet Pile 
 

 

Photo 11: Section A, Easternly Bulkhead, Outfall Pipe with Outfall Backflow Preventer (Tideflex) 
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Photo 12: Section B, Southernly Bulkhead, Viewed Downwards from Grade 

 

 

Photo 13: Section B, Southernly Bulkhead, Viewed on Angle from Grade, View 1 
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Photo 14: Section B, Southernly Bulkhead, Viewed on Angle from Grade, View 2 

 

 

Photo 15: Section B, Southernly Bulkhead, Corner with Westerly Bulkhead, View 1 
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Photo 16: Section B, Southernly Bulkhead, Corner with Westerly Bulkhead, View 2 

 

 

Photo 17: Section B, Southernly Bulkhead, Fastener & Metal Sheetpile Bulkhead Condition, View 1 
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Photo 18: Section B, Southernly Bulkhead, Fastener & Metal Sheetpile Bulkhead Condition, View 2 

 

 

Photo 19: Section B, Southernly Bulkhead, Vinyl Bulkhead Connection 
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Photo 20: Section B, Southernly Bulkhead, Viewed down Sheet Pile 

 

 

Photo 21: Section C, Westerly Bulkhead, View from grade 
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Photo 22: Section C, Westerly Bulkhead, Corner Connection to the Southernly Bulkhead 
 

 

Photo 23: Section C, Westerly Bulkhead, Viewed down Sheet Pile, View 1 
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Photo 24: Section C, Westerly Bulkhead, Viewed down Sheet Pile, View 2 

 

 

Photo 25: Section C, Westerly Bulkhead, Viewed of Crushed Sheet Pile 
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Photo 26: Section C, Westerly Bulkhead, Deteriorated Timber Elements & Fasteners, View 1 

 

 

Photo 27: Section C, Westerly Bulkhead, Deteriorated Timber Elements & Fasteners, View 2 
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Photo 28: Section C, Westerly Bulkhead, Plywood backing Steel Sheet Piles, View 1 

 

 

Photo 29: Section C, Westerly Bulkhead, Single Waler on Viniyl Sheet Pile, View 1 
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Photo 30: Section C, Westerly Bulkhead, Single Waler on Viniyl Sheet Pile, View 2 

 

Photo 31: Section C, Westerly Bulkhead, Bulkhead Line, View 1 
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Photo 32: Section C, Westerly Bulkhead, Bulkhead Line, View 2 

 

 

Photo 33: Section C, Westerly Bulkhead, Bowed Out Bulkhead Repair 
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Photo 34: Section C, Westerly Bulkhead, Bowed Out Bulkhead Repair, View 1 

 

 

Photo 35: Section C, Westerly Bulkhead, Bowed Out Bulkhead Repair, View 2 
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Photo 36: Section C, Westerly Bulkhead, Bowed Out Bulkhead Repair, View 3 

 

Photo 37: Section C, Westerly Bulkhead, Outfall Pipe with Outfall Backflow Preventer (Tideflex) 
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Photo 38: Section C, Westerly Bulkhead, Bulkhead Along Marine Pl 

 

Photo 39: Section C, Westerly Bulkhead, Bulkhead Connection to Marine Pl Bulkhead 
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Photo 40: Section D, Easternly Dock, Viewed across Marina from Westerly Bulkhead 

 

 

Photo 40: Section D, Easternly Dock, Girder to Pile Connection, View 1 
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Photo 41: Section D, Easternly Dock, Girder to Pile Connection, View 2 

 

 

Photo 42: Section D, Easternly Dock, Viewed from Grade from Easternly Side 
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 Colliers Engineering & Design is a trusted provider of 
multi-discipline engineering, design and consulting 
services providing customized solutions for public and 
private clients through a network of offices nationwide. 

 

For a full listing of our office locations, please visit 
colliersengineering.com 

      

 
Civil/Site • Traffic/Transportation • Governmental • Survey/Geospatial 
Infrastructure • Geotechnical/Environmental • Telecommunications • Utilities/Energy 

1 877 627 3772 
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APPENDIX F: Letter from Colliers Engineering and Design, dated November 6, 2024 



101 Crawfords Corner Road Suite 3400 Holmdel New Jersey 07733 
Main: 877 627 3772 
 
 
 

VIA EMAIL 
November 6, 2024 

 
Mayor Carolyn Broullon 
Borough of Highlands 
151 Navesink Ave. 
Highlands, NJ 07732 
 
Captain's Cove Marina Bulkhead Deficencoes 
Project No. HIBC0001 

Dear Mayor Broullon, 

Colliers Engineering & Design (CED) has reviewed the current conditions at Captain’s Cove Marina 
and examined the original NJDEP permit #1317-090002.1 LUP210001. Our review has identified the 
following deficiencies in the bulkhead replacement construction, which do not comply with the 
permit’s requirements: 

1. Failure to Obtain Required Local, State, and Federal Approvals: 

o The permit stipulates that the permittee must secure all necessary local, state, and 
federal approvals, which includes obtaining a Floodplain Development Permit from 
the Borough of Highlands Department of Buildings & Housing. 

o It appears that the permittee did not apply for or obtain approval from the local 
Floodplain Manager. 

2. Non-Compliance with Bulkhead Installation Specifications: 

o The permit requires that the installed sheets meet the approved length specified in 
the plans (22 feet). A site inspection conducted on December 30, 2022, revealed that 
the sheets installed are only 18 feet long, with additional cutting of 1 to 3 feet from 
the top. This modification has reduced the actual embedment depth of the bulkhead 
below the required specifications, thereby decreasing its structural capacity 
compared to the design parameters in the approved permit plans. 

3. Violation of Bulkhead Placement Requirements: 

o The permit expressly states, “The existing timber bulkhead will be removed, and the 
vinyl bulkhead will be in the same footprint as the existing timber bulkhead.” 
However, on the southern and western sections of the bulkhead, the existing timber 
bulkhead was left intact, and the new vinyl bulkhead was installed in front of it, 
contrary to the permit’s directives. 

Each of these deficiencies reflects a deviation from the approved permit requirements, which may 
compromise the structural integrity and compliance status of the project. 



Project No. HIBC0001 
November 6, 2024 
Page 2 | 2 

Sincerely, 

Colliers Engineering & Design, Inc. 
(DBA Maser Consulting) 

 

 

Ian R. Walczak, PE, CST 
Assistant Project Manager 
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