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MEETING AGENDA 
Thursday, December 4, 2014 at 4pm 

 

• CALL TO ORDER 

• ROLL CALL 

• OPEN PUBLIC MEETINGS ACT STATEMENT 

• PLEDGE OF ALLEGIANCE 

• APPROVAL OF MINUTES – October 16, 2014 

• APPROVAL OF THE HIGHLANDS DEVELOPMENT CREDIT (HDC) BANK 
MINUTES – November 6, 2014 

 

• CHAIRMAN’S REPORT (and Council Member Reports) 

• EXECUTIVE DIRECTOR’S REPORT 

• COMMITTEE REPORTS  

BUDGET & FINANCE COMMITTEE 
• CONSIDERATION OF RESOLUTION – Approval Of FY2015 Highlands Protection 

Fund Capital Budget For Water Use And Conservation Management Plan, Stormwater 
Program, And Plan Conformance Petition Completion And Adoption Funding (voting matter 
with public comment) 

 
LAND OWNER EQUITY AND LAND PRESERVATION COMMITTEE 
• Report 

 
PLAN CONFORMANCE COMMITTEE 
• Report & Presentation – Checklist Approach Review, Franklin Township, Warren County 

 
• CONSIDERATION OF RESOLUTION – Determination On Application For Highlands 

Redevelopment Area Designation For Block 201, Lots 1 Through 6; Block 202, Lot 2. 
Borough Of Oakland, Bergen County (voting matter) 

 
• 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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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF DECEMBER 4, 2014 
 
 
PRESENT 
 
JIM RILEE    )  CHAIRMAN 
 
KURT ALSTEDE   ) 
TRACY CARLUCCIO  )  COUNCIL MEMBERS 
MICHAEL R. DRESSLER  ) 
TIMOTHY P. DOUGHERTY ) 
MICHAEL FRANCIS   ) 
BRUCE JAMES   ) 
MICHAEL SEBETICH  ) 
MICHAEL TFANK   ) 
RICHARD VOHDEN  ) 
ROBERT G. WALTON  ) 
 
ABSENT 
ROBERT HOLTAWAY  ) 
CARL RICHKO    ) 
JAMES VISIOLI   ) 
 
 
CALL TO ORDER 136th meeting of the New Jersey Highlands Water Protection and Planning 
Council to order at 4:03pm. 
 
ROLL CALL 
Roll call was taken. Council Members Holtaway, Richko, and Visioli 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, Jim Hutzelmann, Herb August, Chris 
Ross, Keri Benscoter, Kelley Curran, Carole Dicton, Tom Tagliareni.  Also present was Tyler Yingling, Assistant 
Counsel, Governor’s Authorities Unit. 
 
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 OCTOBER 16, 2014 
 
Chairman Rilee asked for a motion on the Minutes of October 16, 2014. 
 
Mr. Dougherty introduced a motion to approve the Minutes of October 16, 2014.  Mr. Walton seconded it.   
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF DECEMBER 4, 2014 
 
All members present voted to approve the Minutes of October 16, 2014. The minutes were APPROVED 8-0, with 
one abstention by Member James. 
 
APPROVAL OF HIGHLANDS DEVELOPMENT CREDIT (HDC) BANK MINUTES 
OF NOVEMBER 6, 2014 
 
Chairman Rilee asked for a motion on the HDC Minutes of November 6, 2014. 
 
Mr. Walton introduced a motion to approve the HDC Minutes of November 6, 2014.  Mr. Dougherty seconded it.   
 
All members present voted to approve the HDC Minutes of November 6, 2014. The minutes were APPROVED 
9-0 
 
CHAIRMAN’S REPORT 
 
Chairman Rilee had no report. COUNCIL MEMBER REPORTS 
 
There were no Council Member reports. 
 
EXECUTIVE DIRECTOR’S REPORT 
 
Ms. Nordstrom gave the Executive Director’s report, and announced that in Plan Conformance 
Implementation Califon Borough, Hunterdon County was issued a Municipal Exemption 
Determination Authorization Certificate; Jefferson Township, Morris County Checklist Ordinance, 
Highlands Environmental Resources Inventory, and Master Plan Highlands Element were adopted, 
Jefferson’s Municipal Exemption Determination Resolution Authorization was adopted and 
certificate was issued; Roxbury Township, Morris County Highlands Environmental Resource 
Inventory was adopted; Washington Township, Morris County their certificate issued for Municipal 
Exemption Determination Authorization; and in Hardyston Township, Sussex County a Municipal 
Exemption Determination Resolution and Authorization was adopted and certificate was issued. 
 
Ms. Nordstrom also reported that under TDR Program Activities, Newton submitted their Phase II, 
Site Evaluation of their TDR Feasibility Study.  Newton is prepared to move on to Phase III, Fiscal 
Analysis of the study. 
 
Under personnel updates, Ms. Nordstrom welcomed staff member Kelley Curran as part-time 
Resource Management Specialist.  Ms. Curran’s start date was November 3, 2014. 
 
Fenimore Landfill Update 
 
Ms. Nordstrom reported that, per information received from DEP, the state is still on track to 
complete most of the installation of the geothermal lining by the end of year.  Truck traffic has 
dropped significantly and there have been no odor complaints of late, and work is progressing well.  
 
Regional Master Plan Update 
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF DECEMBER 4, 2014 
 
Ms. Nordstrom reported that Members Alstede, Vohden, Sebetich, and Chairman Rilee have 
attended the committee meetings.  Ms. Nordstrom added that with all stakeholder meetings, 
consultants and staff try to be consistent by reviewing the monitoring program and what we hope to 
achieve and then there is a discussion on potential indicators and data sources.  Ms. Nordstrom 
reported that there have been some side benefits and we have started to identify areas where we can 
partner with other state agencies and/or states entities such as lake management and temporary 
debris management areas.  Also, participants of the real estate session are working with staff 
member Corey Piasecki to develop an educational program to present to boards of realtors.  
 
COMMITTEE REPORTS 
 
Budget & Finance Committee 
 
Resolution – Approval Of FY2015 Highlands Protection Fund Capital Budget For Water 
Use And Conservation Management Plan, Stormwater Program, And Plan Conformance 
Petition Completion And Adoption Funding  
 
Committee Member James reported that this resolution is for appropriations of the FY2015 
Highlands Protection Fund Capital Budget Council approved last month. 
 
Mr. James made a motion on the Resolution.  Mr. Vohden seconded it. 
 
Member Carluccio was present at 4:11pm. 
 
Public Comment 
 
Deborah Post, property owner in Chester Township – Ms. Post asked Council to amend and 
clarify that Highlands landowners applying for Municipal Highlands exemptions are not asked to pay 
fees in connection with exemption determinations.   
 
Julia Somers, New Jersey Highlands Coalition – Ms. Somers is in favor of these grants and 
hopes Council supports them. 
 
David Shope, owns property in Lebanon Township – Mr. Shope commented that municipal 
exemption determinations should be exempt from fees. 
 
Helen Heinrich, New Jersey Farm Bureau (NJFB) – Ms. Heinrich commented that during the 
NJFB’s annual convention one of the policies approved was for the NJFB to work with the Council 
to have no fees for these exemptions. 
 
Hank Klumpp, owns property in the Highlands Preservation Area – Mr. Klumpp asked for the 
total budget amount.  Ms. Nordstrom responded that the total budget amount is for $2,229,300. 
 
Council Comment 
 
There was no Council Comment  
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF DECEMBER 4, 2014 
 
All members present voted to approve the resolution. The resolution was APPROVED 9-1. 
 
 
Land Owner Equity and Land Preservation Committee 
 
Member Walton reported that the committee had hoped to have a program for Council to review 
however the GAU is still reviewing, which Mr. Walton thought was a good sign. Member Walton 
also added that the committee met with the NJBA and that we need to find the right municipalities 
to work with and be careful how the funds are spent on the TDR program.  Highlands staff is 
currently working on a list of towns to target for this program.   
 
 
Plan Conformance Committee 
 
Ms. Nordstrom gave a report and presentation on a checklist approach review for Franklin 
Township, Warren Township.  The information presented to Council will be posted on Council’s 
website on the calendar page http://www.highlands.state.nj.us/njhighlands/about/calend/ and 
Council will consider a resolution at the next scheduled meeting to approve the minutes of the Plan 
Conformance Committee held on November 7, 2014. 
 
Council Comment 
 
Member Carluccio expressed her concerns regarding the checklist ordinance approach and what the 
impacts are on the resources. 
 
Members Dressler was present at 4:25pm. 
 
Member Sebetich asked how staff feels about Member Carluccio’s comments.  Ms. Nordstrom 
responded that the only difference between the checklist ordinance approach and the land use 
ordinance is who does the review.  Ms. Nordstrom understands about Member Carluccio’s concerns 
in regard to the resources and those concerns are very important, but Ms. Nordstrom also thinks 
that the way Council staff addresses them as an organization is through what member Walton talked 
about and that is Council’s open space and preservation program that we hope to roll out next 
month. 
 
Chairman Rilee commented that this matter will be on Council’s agenda at the next scheduled 
meeting. 
 
 
Resolution – Determination On Application For Highlands Redevelopment Area 
Designation For Block 201, Lots 1 Through 6; Block 202, Lot 2. Borough Of Oakland, 
Bergen County 
 
Ms. Nordstrom gave an overview of the application and staff’s recommendation to reject this 
application.   
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF DECEMBER 4, 2014 
 
Staff member Humphries then presented a map of the proposed redevelopment boundaries.  Mr. 
Humphries also showed pictures taken during the site visit on October 27, 2014.  The presentation 
may be found on Council’s website: 
 
http://www.highlands.state.nj.us/njhighlands/about/calend/2014_meetings/dec04/presentation_d
ec7_redevelopment.pdf  
 
Ms. Nordstrom acknowledged two representatives in attendance representing the applicant; Tibor 
Latincsics, engineer for the applicant, and Ben Cascio, Esq., attorney for the applicant.  
 
Chairman Rilee noted that this application has been recommended by the staff to be rejected, and 
that given this recommendation, the applicant would be afforded an opportunity to make a brief 
presentation on this issue.  
 
Ben Cascio, Esq. recited some of the history of the application of his client, dating back to 2009. 
 
Mr. Latincsics interjected comments during this presentation, and he stated that the “moonscape” 
portion of the property was created during the construction of Route 287 and questions that “shot 
rock” is not deemed impervious surface. 
 
Ms. Carluccio made a motion on the Resolution.  Mr. James seconded it. 
 
Council Comment 
 
Members Walton asked if the 70% impervious surface is a NJDEP or Highlands Council regulation.  
Staff member Humphries responded the 70% impervious surface is both an NJDEP and Highlands 
Council regulations.  Member Walton asked who determined the threshold of 70%.  Mr. Humphries 
responded that the Highlands Act determined the threshold. 
 
Chief Counsel Davis noted a distinction that the “moonscape” area which Mr. Latincsics pointed to 
is not part of proposed redevelopment area, but was north of the proposed area. 
 
Mr. Vohden commented that this recommendation for the denial is the 70% impervious.  Ms. 
Nordstrom responded that it is not just the 70% impervious.  Ms. Nordstrom emphasized that the 
area was not previously developed, so it would be a new development, not redevelopment. 
 
Mr. Vohden questioned the definition of “shot rock” as impervious or pervious. 
 
There was continued Council discussion regarding the definitions of impervious surface and 
Highlands Redevelopment Area.  
 
All members present voted to approve the resolution. The resolution was APPROVED 8-3. 
 
 
Chairman Rilee opened the meeting for general public comments. 
 
Member Walton left the meeting at 5:13pm. 
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF DECEMBER 4, 2014 
 
 
Public Comment 
 
Julia Somers, New Jersey Highlands Coalition – Ms. Somers introduced Juniper Leifer, Project 
Coordinator of the Lopatcong Creek Initiative. 
 
Juniper Leifer, Lopatcong Creek Initiative -   Ms. Leifer thanked Ms. Somers for the 
introduction and gave an overview of the Lopatcong Creek Initiative which covers 22 square miles 
within six Highlands municipalities.  Ms. Leifer submitted a brochure for the record in hopes of 
working together on this initiative. 
 
Jerome Wagner, Wayne, NJ – Mr. Wagner commented that he is part of a group called “Coalition 
to Stop the Pilgrim Pipeline.”  This group is opposed to the pipeline and its impacts on Highlands 
resources.  Mr. Wagner submitted his comments for the record.  
 
Member James left the meeting temporarily at 5:18pm. 
 
Kathy Abbott, Chatham, NJ - Ms. Abbott spoke in opposition of the Pilgrim Pipeline and its 
impact on Highlands resources. 
 
Ken Dolsky, Parsippany, NJ – Mr. Dolsky spoke in opposition to the Pilgrim Pipeline.  
 
Monique Purcell, Department of Agriculture – Ms. Purcell commented on the checklist 
ordinance approach in Franklin Township. Ms. Purcell commented that the checklist is appropriate 
in this Township as parcels for potential development are in the Preservation Area. 
 
Brendan Keating, Chatham, NJ –  Mr. Keating spoke in opposition to the Pilgrim Pipeline.  Mr. 
Keating asked for Council’s support. 
 
Deborah Post, property owner in Chester Township – Ms. Post commented on Council’s 
process.  Ms. Post also commented on her objection to the impacted landowner stakeholder meeting 
agenda, the purpose of the monitoring program, and the briefing book for this process.  Ms. Post 
submitted her comments for the record.  
 
Hank Klumpp, owns property in the Highlands Preservation Area – Mr. Klumpp asked where 
the scientific study is that put his property in the Preservation Area and commented on the need for 
a dedicated funding source.  Mr. Klumpp submitted his comments for the record.  
 
Member James returned to the meeting at 5:36pm. 
 
David Pringle, Cranford, NJ – Mr. Pringle spoke in opposition to the Pilgrim Pipeline. 
 
Dawn Ferguson, Chatham, NJ – Ms. Ferguson spoke in opposition to the Pilgrim Pipeline. 
 
David Shope, owns property in Lebanon Township – Mr. Shope commented on who plans to 
attend the December 10th meeting and staff’s response to his letter.  Mr. Shope then commented on 
the definition of ag value, and also spoke about his dissatisfaction with RPA and Highlands staff. 
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF DECEMBER 4, 2014 
 
 

 
Vote on the Approval of  
The 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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October 30, 2014 
Page 2 

 
Committee Member Vohden asked if there will be an agenda and briefing book distributed to each 
stakeholder.  Mr. Piasecki responded that a briefing book including agenda will be distributed two 
weeks prior to the State and Federal Stakeholder Group meetings: 
 

• Economic Development State Agencies 
• Agriculture State/Federal Agency Group 
• Inter-Agency Group 
• NJDEP Group 

 
Member Vohden asked if committee members are able to attend these meetings.  Mr. Piasecki 
responded that committee/council members may attend, but a list will need to be determined before 
the meetings for quorum purposes.   
 
Tentative Stakeholder List 
 
Mr. Piasecki discussed the Targeted Stakeholder Groups, which include: 
 

• County officials 
• Municipal officials 
• Non-governmental organizations (NGOs) 
• Workshops (3) 
• Affected Property Owners 

 
Mr. Piasecki added that the NGO meetings will be conducted simultaneously; consultants will be on 
board and staff will be overseeing the process and will be divided into appropriate groups. 
 
Chairman Rilee commented that participation by committee and Council members needs to be 
limited since these meetings are not noticed to the public.  Chairman Rilee will mention his concern 
to Council at the October 16 meeting and will ask members to inform the committee of their 
interest to attend meeting/s. 
 
GAU Assistant Counsel Simon deferred that committee/council member participation for potential 
conflicts should be directed to Chief Counsel Davis.  Chairman Rilee added that if a member wants 
to participate in another role, other than Council member, he/she needs to clear it with Mr. Davis. 
 
Mr. Piasecki then reviewed the participation list with the committee.  
 

• Target Agencies 
• State and Federal Inter-Agency  
• NJDEP 
• County Officials 
• County AG Extensions 
• Municipalities 
• Land Use & Environmental (NGOs) 
• Economic Development 
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• Real Estate & Housing 
• Agriculture & Forestry 
• Water Resources 
• Impacted Land Owners 

 
The following groups were added to the list: 
 

• Morris County Heritage Committee 
• Sussex Economic Development 
• Lake Musconetcong Regional Planning Board 

 
Ms. Nordstrom is currently working with the Impacted Land Owner group and has looked back 
through Council minutes to get names.  Ms. Nordstrom noted that some landowners are soliciting 
an informal group which can be factored in. 
 
Mr. Piasecki stated that six (6) NGOs meetings are scheduled on November 13, 2014.  These 
meetings will be held at County College of Morris.   
 
On October 22nd, two (2) meetings will be held in Trenton: 
 

• State and Federal Inter-Agency at 10:00am 
• NJDEP at 1:00pm 

 
At Council’s October 16 meeting, Chairman Rilee will remind Council members to submit their 
nominations to keep the project on track.  Chairman Rilee commented that to keep a quorum, 
Committee members may participate first, then Council. 
 
Regarding the Fiscal Assessment, Mr. Piasecki noted that we should hear from the consultant early 
in 2015.  
 
Mr. Piasecki gave a status on the web portal, indicating that to date Council has received 19 
comments.  Mr. Piasecki also noted that as meetings are held, the web portal will give people an 
opportunity to comment if they did not get a chance to do so at the meetings. 
 
Economic Development Agency Stakeholder Meeting Briefing Book 
 
Mr. Piasecki gave an overview of the Economic Development Briefing Book.  With the 
Committee’s approval, Council will receive this book in their packets for the October 16th meeting.  
Mr. Vohden asked if we had a briefing book when the RMP was in development.  Ms. Danis 
responded that Council did not use a briefing book but instead portions of the RMP Goals, Policies 
and Objectives as they developed in support of the RMP Programs.  The briefing book will be 
provided to potential participants to inform them of intended areas of discussion, which should 
assist them in preparing and ensuring that the most appropriate representatives attend the meetings. 
 
Committee members agreed that the briefing book be included in member’s packets. 
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Member Vohden asked if the data sources for the Fiscal Assessment are recommended by the 
consultants.  Mr. Piasecki responded that they are standard sources.   
 
Member Vohden asked who approves the nomination of experts for the TACs.  Ms. Thornton 
stated that the committee would make a recommendation to the full Highlands Council, which 
would make the final determination. 
 
Meeting Notes from September 17th 
 
A report will be given at Council’s October 16 meeting.  Mr. Piasecki reported that there will be no 
presentation.  
 
The next Committee meeting is scheduled for December 10th (cancelling the November 12th 
meeting). 
 
The meeting was adjourned at 1:58 pm. 
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RESOLUTION 2014-31 
APPROVAL OF FY2015 HIGHLANDS PROTECTION FUND CAPITAL BUDGET FOR 

WATER USE AND CONSERVATION MANAGEMENT PLAN, STORMWATER 
PROGRAM, AND PLAN CONFORMANCE PETITION COMPLETION AND 

ADOPTION FUNDING 
 
  WHEREAS, the Highlands Water Protection and Planning Act (Highlands Act) has a public body 
corporate and politic with corporate succession known as the Highlands Water Protection and 
Planning Council (Highlands Council); and  
 
WHEREAS, the Highlands Act authorizes the Highlands Council to enter into any and all 
agreements or contracts, execute any and all instruments to carry out any power, duty or 
responsibility under the Highlands Act; and  
 
WHEREAS, Section 14 of the Highlands Act expressly requires mandatory Plan Conformance 
where municipalities, located wholly or partially in the Preservation Area, must revise and conform 
their local master plan and development regulations, as they relate to development and use of land in 
the Preservation Area, with the goals, requirements and provisions of the Regional Master Plan 
within 15 months of adoption thereof, or December 8, 2009; and  
 
WHEREAS, Section 15 of the Highlands Act provides for voluntary Plan Conformance where any 
municipality located wholly or partially in the Planning Area may voluntarily revise and conform 
their local master plans and development regulations, as they relate to the development and use of 
land in the Planning Area, with the goals, requirements and provisions of the Regional Master Plan 
at any time; and  
 
WHEREAS, the Highlands Act provides that an approval of a Petition for Plan Conformance 
entitles the conforming municipality with specific benefits including: planning grants, technical 
assistance, state aid, priority for projects, tax stabilization funds, a strong presumption of validity and 
extraordinary deference in the event of legal challenge, and legal representation; and  
 
WHEREAS, Section 18 of the Highlands Act obligates the Highlands Council to establish a grant 
funding program to reimburse municipalities for reasonable expenses associated with Plan 
Conformance; and  
 
WHEREAS, on December 18, 2008, the Highlands Council approved Resolution 2008-73 to 
provide grant funding for the Highlands municipalities to cover the reasonable expenses associated 
with revisions to master plans, development regulations or other regulations to conform them to the 
Regional Master Plan; and  
 
WHEREAS, under Resolution 2008-73, the Highlands Council authorized the Executive Director 
to develop and implement a process for the solicitation and distribution of the Plan Conformance 
Grants in a total amount not to exceed $7.5 million and up to a $100,000 allocation for each 
individual municipality to address the immediate mandatory components of Plan Conformance; and  
 
WHEREAS, as directed, the Executive Director developed the Plan Conformance Grant Program, 
a program that splits Plan Conformance into the following seven steps or modules for administering 
the authorized grant funding: (1) and (2) Highlands municipal build-out analysis and report; (3) 
housing element and fair share plan; (4) Highlands environmental resource inventory; (5) master 
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RESOLUTION 2014-31 
APPROVAL OF FY2015 HIGHLANDS PROTECTION FUND CAPITAL BUDGET FOR 

WATER USE AND CONSERVATION MANAGEMENT PLAN, STORMWATER 
PROGRAM, AND PLAN CONFORMANCE PETITION COMPLETION AND 

ADOPTION FUNDING 
 
plan Highlands element; (6) Highlands Area land use ordinance; and (7) municipal Petition for Plan 
Conformance; and 
 
WHEREAS, every Highlands municipality that has successfully petitioned the Highlands Council 
for Plan Conformance has an Implementation Plan and Schedule that includes a detailed accounting 
of the existing Plan Conformance Grants and the allocation of additional grant funding in order to 
address the Highlands Act requirements for Plan Conformance funding; and 
 
WHEREAS, the following municipalities are in need of additional grant funding in order to address 
the Highlands Act requirements for Plan Conformance funding: 
 
Water Use and Conservation Management Plan Funding (not-to-exceed amounts) 
 
Oakland Borough  75,000 
Bethlehem Township  45,000 
Glen Gardner Borough 30,000 
Jefferson Township  65,000 
Mount Olive Township 35,000 
Ringwood Borough  25,000 
Vernon Township  80,000 
Sparta Township  30,000 
Byram Township  60,000 
Chester Township  80,000 
Rockaway Township  60,000 
Tewksbury Township  60,000 
 
Total    $645,000 
 
Stormwater Program Funding ($15,000 each municipality/ 46 Total) (not-to-exceed 
amounts) 
 
Mahwah, Oakland, Alexandria, Bethlehem, Bloomsbury, Califon, Clinton Town, Glen Gardner, 
Hampton Borough, High Bridge, Holland, Lebanon Borough, Lebanon Township, Tewksbury, 
Chester Township, Denville, Jefferson, Kinnelon, Montville, Mount Arlington, Mount Olive, 
Randolph, Rockaway Township, Roxbury Township, Washington Township (Morris), Wharton,  
Bloomingdale, Ringwood, West Milford Ringwood, Bedminster, Byram, Green, Hardyston, 
Hopatcong, Sparta, Vernon, Allamuchy, Alpha, Franklin Township, Hackettstown, Harmony, 
Lopatcong, Oxford, Phillipsburg, Pohatcong, Washington Township (Warren) 
 
Total    $705,000 
 
Plan Conformance Petition Completion and Adoption Funding (not-to-exceed amounts) 
 
Boonton Township - Pending Petition Approval     63,800 
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RESOLUTION 2014-31 
APPROVAL OF FY2015 HIGHLANDS PROTECTION FUND CAPITAL BUDGET FOR 

WATER USE AND CONSERVATION MANAGEMENT PLAN, STORMWATER 
PROGRAM, AND PLAN CONFORMANCE PETITION COMPLETION AND 

ADOPTION FUNDING 
 
Bethlehem Township – Economic and Agriculture Retention Planning  65,000   
Oakland Borough- Petition Approved/Contract Pending    194,000 
Jefferson Township- Petition Approved/Contract Pending    123,500 
Phillipsburg- Redevelopment and Habitat Planning     100,000 
Byram Township – Economic Development and Habitat Planning   150,000 
Bloomsbury Borough – Economic, Redevelopment and Habitat Planning   73,000 
Mahwah Township – Economic and Redevelopment Planning   110,000 
 
Total           $879,300 
 
and: 
 
WHEREAS, the Highlands Council staff recommends that the Highlands Council authorize the 
execution of a Supplemental Amended Plan Conformance Grant Agreement with each of the 
aforementioned municipalities for the funding allotted to the above-referenced tasks in the amounts 
so designated, not to exceed in the aggregate, $2,229,300; and  
 
WHEREAS, the Highlands Council approved the FY2015 Highlands Protection Fund Capital 
Budget pursuant to Resolution 2014-28 on October 16, 2014; and 
 
WHEREAS, the above-referenced $2,229,300 allocation in included in the FY 2015 Highlands 
Protection Fund Capital Budget; and 
 
WHEREAS, pursuant to N.J.S.A. 13:20-5.j, no action authorized by the Highlands Council shall 
have force or effect until ten (10) days, Saturdays, Sundays and public holidays excepted, after a copy 
of the minutes of the meeting of the Council has been delivered to the Governor for review, unless 
prior to expiration of the review period the Governor shall approve same, in which case the action 
shall become effective upon such approval.  
 
NOW, THEREFORE, BE IT RESOLVED that the Highlands Council hereby authorizes the 
Executive Director to execute Supplemental Amended Plan Conformance Grant Agreements with 
the above listed municipalities, at not to exceed amounts as set forth above; 
 
BE IT FURTHER RESOLVED, that the Highlands Council hereby approves the above-
referenced municipal funding in the Highlands Protection Fund Capital Budget for Fiscal Year 2015 
in order to provide grant funding for those Highlands municipalities to cover the reasonable 
expenses associated with revisions to master plans, development regulations or other regulations to 
conform them to the Regional Master Plan, not to exceed $2,229,300 in the aggregate; and  
 
BE IT FURTHER RESOLVED, that the Highlands Council hereby authorizes, ratifies and 
approves the Highlands Implementation Plan and Schedules for the above-referenced municipalities, 
including the reallocation of their existing Plan Conformance Grant and the allocation of additional 
grant funding to pay for the reasonable expenses incurred to complete their Plan Conformance 
conditions; and 
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RESOLUTION 2014-32 
NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 
DETERMINATION ON APPLICATION FOR HIGHLANDS REDEVELOPMENT 

AREA DESIGNATION FOR 
BLOCK 201, LOTS 1 THROUGH 6; BLOCK 202, LOT 2 

BOROUGH OF OAKLAND, BERGEN COUNTY  
 

WHEREAS, the Highlands Water Protection and Planning Act (Highlands Act) created a public 
body corporate and politic with corporate succession known as the Highlands Water Protection and 
Planning Council (Highlands Council); and 
 
WHEREAS, Section 9 and 11 of the Highlands Act, N.J.S.A. 13:20-9.b. and N.J.S.A. 13:20-
11.a.(6)(h), specifies that in preparing the Highlands Regional Master Plan (RMP), the Highlands 
Council may, in conjunction with municipalities in the Preservation Area, identify areas in which 
redevelopment shall be encouraged and shall identify areas appropriate for redevelopment in order 
to promote the economic well-being of the municipality, provided that the redevelopment conforms 
with the goals of the Preservation Area and the Highlands Act, with the rules and regulations 
adopted by the Department of Environmental Protection (NJDEP), and further, that any area so 
identified for possible redevelopment shall be either a brownfield site designated by the NJDEP or a 
site at which at least 70% of the area thereof is covered with impervious surface; and 
 
WHEREAS, Section 35 of the Highlands Act, N.J.S.A. 13:20-33.b.(2), authorizes NJDEP to grant a 
waiver of any provision of a Highlands permitting review on a case-by-case basis for redevelopment 
in certain previously developed areas in the Preservation Areas identified by the Highlands Council 
pursuant to Section 9.b. or Section 11.a.(6)(h); and 
 
WHEREAS, the NJDEP has adopted rules at N.J.A.C. 7:38-1.1 et seq. (Highlands Rules) governing 
the NJDEP’s review of projects in the Highlands Region; and 
 
WHEREAS, the Highlands Rules, at N.J.A.C. 7:38-6.4, specifies that as provided for in Highlands 
Act, the NJDEP may waive any provision of the rules for redevelopment in certain previously 
developed areas in the Preservation Area identified by the Highlands Council pursuant to the 
Highlands Act; and 
 
WHEREAS, the Highlands Council prepared and adopted Procedures for Highlands 
Redevelopment Areas Designation (Procedures) by Resolution 2008-43 dated October 30, 2008; and 
 
WHEREAS, the Applicant, DR Mullen, submitted a Petition for Block 201 Lots 1-6 and Block 202 
Lot 2, Borough of Oakland, Bergen County, for a Highlands Development Area Designation; and 
 
WHEREAS, the Highlands Council deemed the application administratively complete on October 
10, 2014; and 
 
WHEREAS, on October 27, 2014, Highlands Council staff conducted a field survey that entailed 
review and inspection of the vicinity of the area proposed by the Applicant as a Highlands 
Redevelopment Area, including the “shot rock” area as designated on the plan titled “West Oakland 
Industrial Park Redevelopment (Area #1) Edison Avenue in the Borough of Oakland, Bergen 
County, New Jersey” – latest Revision Date – 12/12/12; and 
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RESOLUTION 2014-32 
NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 
DETERMINATION ON APPLICATION FOR HIGHLANDS REDEVELOPMENT 

AREA DESIGNATION FOR 
BLOCK 201, LOTS 1 THROUGH 6; BLOCK 202, LOT 2 

BOROUGH OF OAKLAND, BERGEN COUNTY  
 
WHEREAS, the site inspection report details the findings of the October 27, 2014 field survey and 
includes photographs of the existing land conditions for the area identified as “shot rock” and 
proposed redevelopment area; and 
 
WHEREAS, after the field survey, impervious surface within the proposed Highlands 
Redevelopment Area was calculated by Highlands staff, and it was determined that the impervious 
cover is only approximately 60% of the proposed Highlands Redevelopment Area; and 
 
 
WHEREAS, the Highlands Act, the NJDEP rules and regulations, the RMP, and the Highlands 
Council Procedures, require that any area so identified for possible redevelopment shall be either a 
brownfield site designated by the NJDEP or a site at which at least 70% of the area thereof is 
covered with impervious surface; and 
 
WHEREAS, the Applicant did not meet the above-referenced criteria for qualifying for a  
Highlands Redevelopment Area Designation; and 
 
WHEREAS, based on the above-reference field survey, and further review, staff has determined 
that this area does not meet the definition of a “Highlands Redevelopment Area” as found in the 
RMP, Part 6, Subpart D that states “Redevelopment is a planning tool that converts underutilized 
areas, brownfields, and grayfields into new land uses through structure replacement, infill, and 
adaptive reuse approaches”; and 
 
WHEREAS, RMP Goal 6J, and Policies 6J1, 6J2 and 6J3 further clarify that the purpose of 
redevelopment is to permit the development of previously developed areas; and 
 
WHEREAS, in the RMP and Procedures, “Highlands Redevelopment Areas” means areas 
designated as such by the Highlands Council that are brownfield, grayfields, and/or other previously 
developed areas within the Highlands Region; and 
 
WHEREAS, After reviewing the application and the field survey report, Highlands Council staff 
determined that the proposed project would not result in the redevelopment of previously 
developed areas, but rather, would result in new development in previously undisturbed areas; and  
 
WHEREAS, Highlands Council staff has determined that, in addition to not meeting the 70% 
impervious surface criteria, the application does not meet the criteria for development of previous 
developed areas required by the Highlands Redevelopment Area Designation Procedures and RMP; 
and 
 
WHEREAS, after Highlands Council staff review, it was determined that the proposed project does 
not meet the criteria for a Highlands Redevelopment Area designation; and 
 
WHEREAS, pursuant to N.J.S.A. 13:20-5.j, no action authorized by the Highlands Council shall 
have force or effect until ten (10) days, Saturdays, Sundays and public holidays excepted, after a copy 
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Review of Franklin Township 
Build out Report

Block Lot Total 
Acres Notes

9 11 99.1 Q Farm Parcel; partially forested

9 23 166.7 Q Farm Parcel; partially forested

8 10 182.2 Q Farm Parcel; mostly forested
* Please note all three parcels are listed in the Franklin Township 2008 Comprehensive Farmland 
Preservation Plan as SADC eligible for preservation.

Franklin Township, Warren County*
Non-exempt/vacant/non-preserved parcels greater than 75 acres in size and may result in 3 or 

more development units

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



Review of Franklin Township 
Final Draft Consistency Report

Franklin Township, Warren County
Analysis of lands subject to Highlands Ordinance

FACTORS DEVELOPABLE LAND 
POTENTIAL

Disturbance of one acre or more of land 0

New impervious surface ¼ acre or more 0

New or expanded use not permitted by ord. 0

3 or more dwelling units if residential 3/448 acres
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Consideration of Highlands 
Redevelopment Area Designation
• Applicant: D.R. Mullen Construction
• Proposed project: Creation of a new outdoor storage area and a new

650 linear foot driveway
– Borough of Oakland, Bergen County. Block 201, Lots 1 Through 6; Block 202, Lot 2. 

• Application deemed complete 10/10/14.
• Proposed plan delineates two distinct areas that represent the proposed Highlands 

Redevelopment Area.
• One area identified as “shot rock” included in calculation of impervious surface (to 

meet 70% requirement of Preservation Area Rules).
• Site visit  10/27/14: Staff determined “shot rock” area does not meet the definition 

of impervious surface as found in the Highlands Act.
• Impervious surface recalculation does not meet 70% requirement.
• Field survey also indicated proposed project would not result in redevelopment 

of previously developed areas, but rather, would result in new development in 
previously undisturbed areas.
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Looking west towards I-287, “shot rock” area.
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Looking north down “shot rock” area towards I-287.
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Looking west towards I-287, “shot rock” area.
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Ground detail of “shot rock” area.
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Ground detail of “shot rock” area.
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Ground and soil detail of “shot rock” area.
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Looking east from proposed roadway, towards area proposed for 
detention basin.
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Area proposed for clearing and development as a storage yard.
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Looking south from area proposed for new access road.
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Looking west towards area proposed for new roadway.
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Rock outcrop adjacent to “shot rock” area.
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Rock outcrop adjacent to “shot rock” area.
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Highlands Council 
Meeting

Thursday, December 4, 2014
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