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MEETING AGENDA 
Thursday, September 18, 2014 at 4pm 

 
 
• CALL TO ORDER 

• ROLL CALL 

• OPEN PUBLIC MEETINGS ACT STATEMENT 

• PLEDGE OF ALLEGIANCE 

• APPROVAL OF MINUTES – August 21, 2014 

• APPROVAL OF EXECUTIVE SESSION MINUTES – August 21, 2014 

• CHAIRMAN’S REPORT (and Council Member Reports) 

• ACTING EXECUTIVE DIRECTOR’S REPORT 

• COMMITTEE REPORTS  

HDC BANK COMMITTEE 
o  Discussion on process for landowner compensation 

REGIONAL MASTER PLAN (RMP) UPDATE COMMITTEE 
o  Presentation – Kick-Off 
o  Presentation - Public Participation and Outreach Approach 

 
• PUBLIC COMMENTS (to ensure ample time for all members of the public to comment, we will respectfully 

limit comments to three (3) minutes. Questions raised in this period may not be responded to at this time but, 
where feasible, will be followed up by the Council and its staff.) 

 

• EXECUTIVE SESSION (if deemed necessary) 
 

• ADJOURN 
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Staff member Humphries then gave an overview of the current HDC Bank program and the credit 
value per acre of $16,000.  Committee Chair Walton asked if the credit value can be changed.  Mr. 
Humphries responded that it could be as a part of the RMP Update process.  Mr. Humphries added 
that there needs to be a demand for credits for the TDR program to work.  Ms. Danis added that 
the TDR Program and HDC credit value is subject to a five-year evaluation process and we are at 
the timing of that 5 year review period.  Committee Chair Walton asked staff to provide the 
technical reports linked to the HDC credit value evaluation. 
 
Draft Highlands Development Credit Receiving Area Designation Procedures 
 
Mr. Humphries gave an overview of the current draft of the Highlands Development Credit 
Receiving Area Designation Procedures.  The Committee members were given these draft 
procedures for review at last month’s Committee meeting.  The Committee had no issues with 
respect to the current draft of the procedures. Staff will explore the procedural steps to be 
recommended to more formally adopt these procedures and will report back to the Committee at a 
future meeting.  
 
PSE&G Developer’s Agreement 
 
The Committee was provided with a copy of the June 30, 2010 PSE&G Developer’s Agreement for 
their information.  Ms. Nordstrom noted paragraph 5 on page 2 of the Agreement which outlined 
the contribution to the Highlands Council and how that contribution is to be used by the Council. 
 
Update of TDR Receiving Area Feasibility Grants 
 
Mr. Humphries reported that Newton and Vernon have completed Phase 1 of the grant.  City of 
Paterson is stagnant due to their new administration.  The Borough of Bergenfield, Bergen County 
was awarded a Feasibility Grant at the August 21, 2014 Highlands Council meeting. 
 
The next Committee meeting is scheduled for September 25, 2014 at 3:00pm. 
 
The Committee adjourned at 3:49pm. 
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 
MEETING MINUTES OF SEPTEMBER 18, 2014 

 
 
PRESENT 
 
JIM RILEE    )  CHAIRMAN 
 
KURT ALSTEDE   )  COUNCIL MEMBERS 
TRACY CARLUCCIO  ) 
TIMOTHY P. DOUGHERTY ) 
MICHAEL TFANK   ) 
ROBERT HOLTAWAY  ) 
CARL RICHKO    ) 
MICHAEL SEBETICH  ) 
JAMES VISIOLI   ) 
 
VIA TELEPHONE CONFERENCE 
ROBERT G. WALTON  ) 
 
ABSENT 
MICHAEL R. DRESSLER  ) 
MICHAEL FRANCIS   ) 
BRUCE JAMES   ) 
RICHARD VOHDEN  ) 
 
 
CALL TO ORDER 134TH meeting of the New Jersey Highlands Water Protection and Planning 
Council to order at 4:06pm. 
 
ROLL CALL 
Roll call was taken. Council Members Dougherty, Dressler, Francis, James, and Vohden were 
absent. All other members were present. The following staff members were present: Margaret Nordstrom, 
Andrew Davis, Chris Danis, Kim Ball Kaiser, James Humphries, Maryjude Haddock-Weiler, Corey Piasecki, 
Chris Ross, Jocelyn Bishop, Carole Dicton, Tom Tagliareni.  Also present were Peter Simon, Governor’s Authorities 
Unit, Courtenay Mercer and Rob Freudenberg, Regional Plan Association; and Steve Gunnels, PlaceWorks.  
 
OPEN PUBLIC MEETINGS ACT  
Ms. Tagliareni announced that the meeting is being held in accordance with the Open Public 
Meetings Act, N.J.S.A. 10:4-6.  The Highlands Council sent written notice of the time, date, and 
location of this meeting to pertinent newspapers or circulation throughout the State and posted 
notice on the Highlands Council website. 
 
PLEDGE OF ALLEGIANCE was then recited. 
 
APPROVAL OF HIGHLANDS COUNCIL MINUTES OF AUGUST 21, 2014 
 
Chairman Rilee asked for a motion on the Minutes of August 21, 2014. 
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 
MEETING MINUTES OF SEPTEMBER 18, 2014 

 
Mr. Richko introduced a motion to approve the Minutes of August 21, 2014.  Mr. Holtaway seconded it.   
 
All members present voted to approve the Minutes of August 21, 2014. The minutes were APPROVED 8-0, with 
one abstention by Member Tfank. 
 
Chairman Rilee asked for a motion on the Executive Minutes of August 21, 2014. 
 
Mr. Visioli introduced a motion to approve the Executive Minutes of August 21, 2014.  Mr. Richko seconded it.   
 
Member Dougherty was present at 4:09pm. 
 
All members present voted to approve the Executive Minutes of August 21, 2014. The minutes were APPROVED 
8-0, with two abstentions by Chairman Rilee and Member Tfank.  
 
CHAIRMAN’S REPORT 
 
There was no Chairman’s report. 
 
ACTING EXECUTIVE DIRECTOR’S REPORT 
 
Fenimore Landfill Update 
 
Ms. Nordstrom reported as part of her Acting Executive Director’s report an update on the 
Fenimore Landfill.  As of September 4th, 23,000 cubic yards of the total 75,000 cubic yards of clean 
fill has been brought to the site.  The NJDEP expects that 45,000 cubic yards of the 75,000 cubic 
yards will be brought onto the site by the end of the month.  As of Monday, September 15th the first 
layer of the multi-layered cap started to be place and next Monday the impermeable liner of the cap 
will be put in place. 
 
Ms. Nordstrom also reported that the RMP web portal opened on September 15th and as of this 
morning Council received 11 comments from non-distinct sources. 

Ms. Nordstrom then announced that in Plan Conformance Petition Approvals, Boonton Township 
(Morris County) is deemed administratively completed on September 4th and Council staff hopes to 
have their Petition before Council early 2015.  Tuesday night, Chester Borough adopted their 
petition ordinance and we hope to see them as well.  In Plan Conformance Implementation, Vernon 
Township (Sussex County) adopted their Highlands Land Use Ordinance, Zoning Map 
Amendments; and the Highlands Exemption Ordinance and Exemption Designees were approved 
and certified.   
 
As a consultant update, Ms. Nordstrom announced that Courtenay D. Mercer, PP, AICP is the 
Principal of Mercer Planning Associates (Mercer), which is currently a named consultant on three 
Highlands Council contracts: 1) the Municipal Fiscal Analysis of Potential Municipal Transfer of 
Development Rights (“TDR”) Receiving Zones; 2) the Highlands Regional Master Plan Monitoring 
Program Recommendation Report (MPRR), and 3) RMP Fiscal Impact Assessment.  
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Recently, Ms. Mercer has also become the New Jersey Director of the Regional Plan Association 
(RPA), in addition to maintaining her role at Mercer. This change results in minor adjustments to 
named consultants on two of these contracts:  with regard to the MPRR work, Mercer will no longer 
be a named subcontractor, and on the RMP Fiscal Impact Assessment, the subcontractor will now 
be RPA, instead of Mercer. Ms. Nordstrom noted that the individuals doing the work have not 
changed; only organization names have changed. 
 
As a personnel update, Ms. Nordstrom welcomed Jocelyn Bishop as full-time GIS Specialist. Ms. 
Bishop’s start date was September 8th.   
 
COMMITTEE REPORTS 
 
Highlands Development Credit (HDC) Bank Committee 
 
Chairman Rilee announced that the HDC Bank Committee name has been changed to Landowner 
Equity and Land Preservation Committee since it has taken on more responsibilities. 

Member Walton reported out that the Committee discussed the following topics at their last meeting 
(September 4th): 

• PSE&G mitigation funds – the agreement regarding the use of funds for the powerline has 
been reviewed, and it is clear that those funds may be used for open space acquisitions 
anywhere in the Highlands, and not just for properties adjacent to the powerline. 

• Open space purchasing program - In mid-November, Council will receive for their review a 
draft open space program documents with the hopes that at the December meeting Council 
will approve of this program. 

• Landowner compensation – There are three vehicles for landowner compensation: 

o HDC Bank Board and TDR credits – using the current program with a new format 
and not based on hardship but the value of the land.  Council made a policy choice 
to offer $16,000/per acre. Council will have to make a policy choice to change this 
amount for future acquisitions. 

o Sell as open space, in conjunction with land preservation entities, and possible 
matching funds from the Council. 

o Straight up compensation for affect on land.  The Council has no current way to do 
this.  The Committee is seeking a way to make whole affected property owners who 
were promised compensation based on a promise that was made 10 years ago from 
the legislature.  The Committee is looking into the impact of a possible water fee to 
provide direct compensation.  

Council Comments 

Ms. Carluccio asked for clarification on the use of the PSEG funds referenced in the report 
provided by Mr. Walton.  Mr. Walton further clarified the discussion, and asked that Ms. Nordstrom 
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or Mr. Davis further address the issues.  Mr. Davis explained the language of the agreement, and 
there was further discussion on the matter.  Ms. Carluccio asked for a written legal opinion.  The 
Chairman described his understanding of the agreement.  Mr. Davis then noted that the program 
will come before the Council for approval, and that by simply noting these issues in the minutes is 
not authority to spend the funds.  There was some further discussion on the issue between and 
among the Council Members. 

Regional Master Plan Update Committee 

Member Alstede reported that an RMP Update Committee was held yesterday and noted that the 
committee continues to address elements that will enable Council to carry out the Regional Master 
Plan update.  Member Alstede reported that this process has three components:  1) Web Portal to 
collect all public input and data to consider; 2) the Monitoring Program to measure certain elements 
to identify; and 3) Fiscal Impact Assessment.  Member Alstede introduced Courtenay Mercer and 
Rob Freudenberg of RPA, and Steve Gunnels of PlaceWorks. 
 
Ms. Mercer gave an overview of her background and the Regional Master Plan Monitoring Program 
process coordinating with PlaceWorks on the Fiscal Impact Assessment. 
 
Mr. Gunnells gave an overview of his background and the Fiscal Impact Assessment process 
starting with an economic analysis, demographic data, home sales data in the Highlands region, 
assessing data and individual parcels in the region, and a look at municipal data and see what the 
situation was prior to the Act in 2004, prior to the RMP in 2008, and where we are today in the 
preservation and planning areas compared to the rest of the State and adjacent states (Pennsylvania 
and New York).  There will be a final report and a municipal fact book to understand what the 
impacts are with each municipality. 
 
Council Discussion 
 
Member Richko was concerned that water protection was not mentioned in the fiscal analysis.  Mr. 
Gunnells responded that it will be addressed. 
 
Member Carluccio asked if Mr. Gunnels is experienced in the cost and benefits for environmental 
resources and how that assessment will be done. 
 
Mr. Gunnells responded that based on the scope of work and the RFP, that the primary focus is the 
economy and fiscal analysis of the municipalities but an account for the value of the resource that 
has been preserved will be considered. 
 
Member Alstede added that the Act dictates the science and what is the cost/impact on this region 
because of the science.  The whole basis for the fiscal analysis is what it is costing us to protect the 
resources in the region. 
 
Mr. Gunnels added that we do want to address in our report the value of the resource that has been 
preserved, but a cost/benefit analysis with respect to the Highlands regulations is not going to be 
performed, as that was not called for in the Council’s request for proposals on this matter. 
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Member Alstede turned the meeting over to staff member Corey Piasecki.  Mr. Piasecki gave a 
presentation related to the Public Participation and Outreach Approach for the RMP Monitoring 
Program.  This presentation may be reviewed on the Council’s website at the following address: 
 
http://www.highlands.state.nj.us/njhighlands/about/calend/2014_meetings/sept18/sept2014_rmp
monitoring_outreach_preso.pdf  
 
Council Comments 
 
Ms. Carluccio had questions regarding the timing of when the portal closes and when Technical 
Advisory Committees (TACs) are held and the input from those meetings gets incorporated in the 
reports.  Mr. Piasecki responded that the second set of TACs will review proposed milestones, 
recommendations, and fact check, with a broad range of experts, the work that has been undertaken 
up to that time. 
 
There was continued discussion on the process of the targeted stakeholder and TACs and including 
the public where necessary. 
 
Chairman Rilee opened the meeting to public comments. 
 
Public Comment 
 
George Stafford, New Jersey Highlands Coalition and lives in Wharton, NJ – Mr. Stafford 
suggested that the real estate market has changed and suggested that the change be factored into the 
fiscal impact analysis. 
 
Helen Heinrich, New Jersey Farm Bureau – Ms. Heinrich expressed her concern about the 
Regional Master Plan changing.   
 
Dave Peifer, Association of New Jersey Environmental Commissions – Mr. Peifer has 
requested his organization be added to the stakeholder list.  He also stated that the casinos being 
proposed in Orange County, NY are in the headwater area for the Ramapo River which is under 
stress. 
 
Hank Klumpp, owns property in the Highlands Preservation Area – Mr. Klumpp commented 
on property values and taxes affected by the Act.  Mr. Klumpp would like to be considered a 
stakeholder. Mr. Klumpp submitted his comments for the record. 
 
Deborah Post, property owner in Chester Township – Ms. Post commented on the Council’s 
HDC process.  Ms. Post submitted her comments for the record. 
 
Joady Anderson, owns 74 acres in Lebanon Township – Ms. Anderson commented on Lebanon 
Township’s planning area of 6 acres and also indicated there are many people who are not familiar 
with the Highlands Act.  Ms. Anderson submitted her comments for the record. 
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Vote on the Approval of  
These Minutes Motion  Second  Yes  No  Abstain  Absent 
            

Councilmember Alstede            
Councilmember Carluccio            
Councilmember Dougherty            
Councilmember Dressler            
Councilmember Francis            
Councilmember Holtaway             
Councilmember James            
Councilmember Richko            
Councilmember Sebetich            
Councilmember Tfank            
Councilmember Visioli            
Councilmember Vohden            
Councilmember Walton             
Chairman Rilee            
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3. Committee Chair Alstede asked where the comment records would be stored.  Buck Swaney of 

Logan Simpson Design (web-portal consultant under contract with Council), responded that the 
comments will be stored in a server located in the mid-West where they will be organized and 
grouped so Council staff is able to look at data quickly, efficiently and comprehensively.  
Comments will also be accepted manually and these comments will be scanned and/or entered 
into the system in some other way so that everything will be available for Council and staff’s 
review.  Corey Piasecki noted that the comments will be moved to the Council’s system after the 
RMP Update process is completed. 

 
Mr. Swaney left the meeting at 1:25pm. 
 
4. Corey Piasecki gave an overview of the draft Stakeholder Charrette document submitted to the 

Committee.  This document is broken into two main sections:  1) Stakeholder Meetings; and 2) 
Technical Advisory Committees.  Corey Piasecki noted that the Fiscal Impact Assessment (FIA) 
consultants and Council staff hope to begin this process in mid-September.  These meetings will 
be technical in nature, and are intended to garner feedback from experts about potential 
indicators and monitoring data availability.  These meetings will include small groups of experts 
with topical knowledge and access to essential information.  Briefing documents will be prepared 
by the consultants for these meetings.  In response to a question regarding expectations for 
attendance by Council Members, staff indicated that Committee members and Council are 
encouraged to attend these meetings.  These meetings will be staffed by the Council staff and 
the consultants.   

 
5. There was further discussion regarding the non-governmental organizations (NGOs) on the list 

and how best to coordinate these meetings to get the most productive interaction amongst them.  
Corey Piasecki noted that this document is very preliminary and Council staff is still working on 
the details.   

 
6. Corey Piasecki noted that the FIA presentation which Committee members received will be 

presented to Council at the August 21st meeting.  
 
The meeting was adjourned at 2:16pm. 
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• Not intended to amend the RMP, but rather 
develop factual foundation for potential 
amendments to the current or future iterations of 
the RMP.   

• Indicators and milestones will help to identify 
where RMP policy is most effective, and where 
amendments may be called for.   

• Based on factual outcomes Council may choose to 
make policy or programmatic changes to the RMP 
or recommend further study 

What is the Monitoring Program? 
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You are here 

RMP Monitoring Program Timeline  
6-Month Window 

May 
2014 

June 
2014 

July 
2014 

August 
2014 

September 
2014 

October 
2014 

November 
2014 

Vendor identification/resolutions/contracts 

Data collection and indicator and milestone development 

Stakeholder & Technical 
Advisory Group meetings 

Stakeholder 
Outreach 

Workshops 

Information gathering phase 

Web comment portal open 
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1. Web Comment Portal 

2. Targeted Stakeholder Meetings 

3. Stakeholder Outreach Workshops 

4. Technical Advisory Committee Meetings 

5. Public Outreach Sessions 

6. Public Hearings on Draft Reports 

Public Participation & Outreach 
Approach Overview 

You are viewing an archived document from the New Jersey State Library.



6 

Step 1: Public Comment Web Portal 

• When: Currently open for public comment 

• Who: Open to the general public 

• How: Comments will be accepted online via a 
web-based tool.  Hard-copy via mail, fax or hand 
delivery will also be accepted 

Public Participation & Outreach 
Approach Overview 
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Step 2: Targeted Stakeholder Meetings 

• When: Fall/ Winter 2014 (Eleven meetings will 
be scheduled) 

• Who: Representatives from state agencies, 
county and local government, and non-
governmental organizations  

• How: Facilitated, small-group meetings. 
Technical in nature. Designed to garner input on 
potential indicators and data availability 

Public Participation & Outreach 
Approach Overview 
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• State Agriculture Development 
Committee 

• NJ Dept. of Agriculture 
• NJ Dept. of Community Affairs 
• NJ Economic Development 

Agency 
• NJ Dept. of Environmental 

Protection 
• NJ Office of Planning Advocacy 
• NJ Transit 

• NJ Dept. of Transportation 
• NJ Transportation Planning 

Authority 
• US Environmental Protection 

Agency 
• US Department of Agriculture 
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Approach Overview 
State and Federal Stakeholders 
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Targeted Stakeholders 
 

• NJ Association of Appraisers 
• NJ Association of Realtors 
• NJ Audubon Society 
• NJ Builders Association 
• NJ Business and Industry Assoc. 
• NJ Conservation Foundation 
• County Boards of Agriculture 
• County Agriculture Development Boards 
• County Economic Development Groups 
• County Officials/Planners 
• Delaware Riverkeeper 
• Fair Share Housing Center 
• NJ Farm Bureau 
• NJ Federation of Sportsman’s Clubs 
• Forestry Association 
• NJ Future 
• Greenwood Lake Association 
• NJ Highlands Coalition 
• County Historic Associations 

 

• Housing and Community Development Network of  NJ 
• Impacted Landowners 
• Lake Musconetcong Regional Planning Board 
• Lake Hopatcong Commission 
• League of Municipalities 
• The Land Conservancy 
• Municipal Officials/Planners 
• Musconetcong Watershed Association 
• NY/ NJ Trail Conference 
• Pequannock River Coalition 
• Passaic River Coalition 
• PlanSmart NJ 
• Raritan Headwaters Association 
• Regional Tourism Boards 
• Sierra Club 
• Sustainable Raritan 
• Trout Unlimited 
• NJ Water Supply Authority 

 

The groups listed below represent a draft list of stakeholders that were part of the local 
participation in connection with the development of the 2008 Highlands Regional Master Plan.  
Suggestions for additional groups should be made to the Highlands Council at 
Highlands@highlands.nj.gov.  
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Step 3: Stakeholder Outreach Workshops 

• When: Fall/ Winter 2014 (Three workshops will 
be scheduled) 

• Who: Open to the public and by invitation 

• How: Facilitated, larger meetings. Topic-driven. 
Designed to provide a stakeholder forum for 
individuals and groups that are too large or diverse 
to accommodate in smaller sessions. 

Public Participation & Outreach 
Approach Overview 
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Step 4: Technical Advisory Committees (TACs) 

• When: Winter 2014/2015 and Spring 2015 (Ten meetings 
in each session will be scheduled) 

• Who: Technical experts spanning content areas of  
the RMP. 

• How: Facilitated work sessions (2 per topic) designed to 
review indicator and milestone findings, and provide input 
toward monitoring activities for the 2015-2025 period. 

Public Participation & Outreach 
Approach Overview 
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Step 5: Public Outreach Sessions 

• When: Winter 2015 (Three sessions will be 
scheduled) 

• Who: Open to the public 

• How: Facilitated large-format sessions. 

Public Participation & Outreach 
Approach Overview 
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Step 6: Public Hearings on Draft Reports 

• When: Summer/ Fall 2015 (Five hearings will be 
scheduled) 

• Who: Open to the public 

• How: Facilitated large-format sessions following 
the Council’s release of the draft Monitoring 
Program Recommendation Report and Fiscal 
Impact Assessment 

Public Participation & Outreach 
Approach Overview 
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