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MEETING AGENDA 
Thursday, August 21, 2014 at 4pm 

 

• CALL TO ORDER 

• ROLL CALL 

• OPEN PUBLIC MEETINGS ACT STATEMENT 

• PLEDGE OF ALLEGIANCE 

• APPROVAL OF MINUTES – July 17, 2014 

• CHAIRMAN’S REPORT (and Council Member Reports) 

• ACTING EXECUTIVE DIRECTOR’S REPORT 
 

• COMMITTEE REPORTS  

PERSONNEL COMMITTEE 
• Report on meeting. 
 

 BUDGET AND FINANCE:  
• CONSIDERATION OF RESOLUTION – Approval Of A Transfer Of Development 

Rights Receiving Zone Feasibility Grant, Borough of Bergenfield (voting matter with public 
comment) 

 
 HDC BANK COMMITTEE 

• Report on meeting. 
  

PLAN CONFORMANCE COMMITTEE 
• Report on meeting. 
 
REGIONAL MASTER PLAN (RMP) UPDATE COMMITTEE 
• Report on meeting 
• Presentations - Fiscal Impact Assessment Scope of Work, Web Comment Portal  

 

• 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  
o   Pending/potential litigation  

• ADJOURN 
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF AUGUST 21, 2014 
 
 
PRESENT 
 
JIM RILEE    )  CHAIRMAN 
 
KURT ALSTEDE   )  COUNCIL MEMBERS 
TRACY CARLUCCIO  ) 
MICHAEL R. DRESSLER  ) 
TIMOTHY P. DOUGHERTY ) 
MICHAEL FRANCIS   ) 
ROBERT HOLTAWAY  ) 
BRUCE JAMES   ) 
CARL RICHKO    ) 
MICHAEL SEBETICH  ) 
JAMES VISIOLI   ) 
RICHARD VOHDEN  ) 
ROBERT G. WALTON  ) 
 
ABSENT 
MICHAEL TFANK   ) 
 
 
CALL TO ORDER 133rd meeting of the New Jersey Highlands Water Protection and Planning 
Council to order at 4:02pm. 
 
ROLL CALL 
Roll call was taken. Council Member Dougherty and Tfank 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, Carole Dicton, Tom Tagliareni.  Also 
present were Peter Simon, Governor’s Authorities Unit, and Buck Swaney, Logan Simpson Design. 
 
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 JULY 17, 2014 
 
Chairman Rilee asked for a motion on the Minutes of July 17, 2014. 
 
Mr. Francis introduced a motion to approve the Minutes of July 17, 2014.  Mr. Visioli seconded it.   
 
All members present voted to approve the Minutes of July 17, 2014. The minutes were APPROVED 12-0 
(Note: Chairman Rilee approved the portion of the minutes when he was present). 
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF AUGUST 21, 2014 
 
 
CHAIRMAN’S REPORT 
 
There was no Chairman’s report. 
 
COUNCIL MEMBER REPORTS 
 
Member Dressler reported on a project being considered in Tuxedo, New York for a casino.  
Member Dressler noted that the Council should be aware of this project, and review some 
newspaper articles Ms. Nordstrom had previously provided to him. 
 
Member Dougherty was present at 4:04pm. 
 
Chairman Rilee requested Acting Executive Director Nordstrom to forward these articles to full 
Council for their knowledge. 
 
ACTING EXECUTIVE DIRECTOR’S REPORT 
 
Ms. Nordstrom gave the Acting Executive Director’s report, and announced that in Plan 
Conformance Implementation, Alexandria Township (Hunterdon County) adopted a Checklist 
Ordinance; Bethlehem Township (Hunterdon County) adopted a Master Plan Highlands Element; 
Lebanon Township (Hunterdon County) adopted a Highlands Area Land Use Ordinance and 
Exemption Determination Authorization Ordinance; and Hopatcong Borough (Sussex County) 
adopted a Master Plan Reexamination Report and Resolution. 
 
Ms. Nordstrom also announced that Byram Township received $5,000 for an RMP Stormwater 
Application Pilot Study Agreement (pilot project testing the new stormwater management app) and 
that the Town of Phillipsburg received $23,500 for a Plan Conformance Historic Preservation 
Planning Element Grant. 
 
Ms. Nordstrom also noted that High Bridge (Hunterdon County) and West Milford (Passaic 
County) issued Exemption Determinations; and under the TDR program, four (4) allocation 
determinations were issued. 
 
Fenimore Landfill Update 
 
Ms. Nordstrom referred Council to a newspaper article they had received in their packets and 
provided a summary of the most recent status of matters at the landfill based on information that 
was provided to her from DEP.  
 
Ms. Nordstrom also reported that after consultation with NJDEP, Roxbury Township and Morris 
County Soil Conservation about the concerns of streams running beneath the Fenimore landfill, that 
the consensus of all three entities was that although there are streams on the Fenimore property, no 
streams run under the disturbed area. Ms. Nordstrom asked if anyone would like to see the report 
from Maser Consulting concerning the stream issue and then concluded her report. A copy of the 
Maser report will be distributed to all Council members as requested by Vice-Chair Alstede. 
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF AUGUST 21, 2014 
 
COMMITTEE REPORTS 
 
Personnel Committee 
 
Chairman Rilee announced that the Committee is in the process of scheduling interviews for the 
Executive Director position. 
 
Budget & Finance Committee 
 
Resolution – Approval Of A Transfer Of Development Rights Receiving Zone Feasibility 
Grant, Borough of Bergenfield 
 
Member Holtaway reported that Council received another request for a TDR study from 
Bergenfield Borough (Bergen County).  Bergenfield is going through changes and redoing their 
master plan to strengthen their downtown area. 
 
Ms. Nordstrom introduced staff member James Humphries who gave a presentation on Bergenfield.  
The presentation may be found on the Highlands Council’s website at the following location: 
 
http://www.highlands.state.nj.us/njhighlands/about/calend/2014_meetings/aug21/aug_2014_tdr_
bergenfield.pdf  
 
Mr. Holtaway made a motion on the Resolution.  Mr. Visioli seconded it. 
 
Council Comment 
 
Member Visioli asked about the overall timing of the grant.  Mr. Humphries responded that Phase 1 
is between 1-2 months and the overall grant to be completed is between 6-9 months. 
 
Public Comment 
 
Erica Van Auken, New Jersey Highlands Coalition – Ms. Van Auken commented that the 
Highlands Coalition supports this resolution.  Ms. Van Auken added that Bergenfield looks like the 
model town for this program and hopes it is successful. 
 
David Shope, owns property in Lebanon Township, NJ – Mr. Shope commented that 
Bergenfield is a built-out town so why is Council investing in a town which is fully developed.  Mr. 
Shope is opposed to this resolution.  
 
David Peifer, Association of New Jersey Environmental Commission – Mr. Peifer strongly 
supports this TDR grant award for Bergenfield as a potential to intensifying their urban 
development. 
 
All members present voted to approve the resolution. The resolution was APPROVED 13-0. 
 
Highlands Development Credit Bank Committee 
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NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

MEETING MINUTES OF AUGUST 21, 2014 
 
Member Walton reported that the Committee is working to establish a new Open Space Matching 
Grant Program using the PSE&G mitigation funding which would allow government (municipalities 
and counties) and non-profit agencies to apply for up to 50% matching grant funds towards the 
preservation of property in the Highlands region.  In addition the Committee is seeking to establish 
new parameters for the purchase of Highlands Development Credits, by closing out the initial 
purchase program and eliminating the old hardship based program and using standards of both the 
PSE&G mitigation funding and the Regional Master Plan.  The priority ranking criteria being 
considered are: environmental zones, proximately to power lines, and use of Dual Appraisal.  
Member Walton added that the Committee agreed to discuss this program at Council’s September 
meeting. 

Plan Conformance Committee 
 
Member Richko reported that the Committee met prior to Council meeting to discuss Hardyston 
Township and staff will provide a PowerPoint presentation on the proposed use of the Checklist 
Ordinance approach for Hardyston Township.  Ms. Nordstrom presented a presentation that can be 
found on the Council’s website at the following address: 
 
http://www.highlands.state.nj.us/njhighlands/about/calend/2014_meetings/aug21/aug_2014_hard
yston.pdf  
 
Member Richko reported that the Committee agreed with the recommendation by staff, and he 
indicated that, per the process discussed by the Council last month, the Council will not be asked to 
vote on this at this time, but rather at the next meeting so Council Members may have additional 
time to consider the issues in connection with this matter. 
 
Council Comment 
 
Member Carluccio requested that all the levels of resources be provided to the Council on the towns 
recommended for the Checklist Ordinance approach.  
 
Member Vohden asked if there is any information that is not on-line for members to look at.  Ms. 
Danis responded that everything is on-line for Council to review. 
 
Regional Master Plan Update Committee 
 
Member Alstede reported that an RMP Update Committee meeting was held on July 9, 2014 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 is a “tripod” approach: 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.  Mr. Alstede turned the meeting over 
to staff member Corey Piasecki. 
 
Mr. Piasecki gave a presentation related to the Highlands RMP Monitoring Program Fiscal Impact 
Assessment Scope of Work, one of the three components of this process.  This presentation may be 
reviewed on the Council’s website at the following address: 
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MEETING MINUTES OF AUGUST 21, 2014 
 
http://www.highlands.state.nj.us/njhighlands/about/calend/2014_meetings/aug21/aug_2014_rmp
_fiscal_scope.pdf  
 
Council Comments 
 
Member Carluccio asked how the projected cash flow timetable will be used.  Mr. Piasecki 
responded that it is required by the Act and it would be used to inform the state. Ms. Nordstrom 
responded that it has budgetary implications for the Highlands Council.  
 
Member Carluccio asked about the septic maintenance requirements indicator in the RMP Update 
Committee memo.  Mr. Alstede replied that we are looking at different elements of the Act that 
could impact the region and homeowners, and septic maintenance could be one of those indicators.  
Chairman Rilee added that it was an item to look at and identify. 
 
Member Walton left the meeting temporarily at 4:36pm. 
 
Mr. Piasecki turned the meeting over to staff member Carole Anne Dicton, Manager of 
Communications, and Mr. Buck Swaney, consultant with Logan Simpson Design related to the RMP 
Web Portal.  Ms. Dicton provided a presentation on the RMP Web Portal and indicated that once 
the portal is live, commenters will be able to submit comments from the Highlands Council home 
page or from the RMP Monitoring Program page. 
 
Member Walton returned to the meeting at 4:38pm. 
 
Mr. Swaney provided a synopsis of his professional background in public comment analysis, and 
then proceeded to demonstrate the current configuration of a commenting portal that he has created 
in consultation with Highlands staff. 
 
Chairman Rilee asked if there would be an indication at the beginning of the comment page that 
informed a commenter that they will be able to submit more than one comment.  Mr. Swaney 
indicated that Ms. Dicton is preparing language which will be placed at the top of the entry page to 
inform the commenter of this concern. 
 
Member Carluccio asked if the public would be able to see all the comments.  Mr. Piasecki stated 
that we do not anticipate that the comments would become public until all comments were reviewed 
and responded to. 
 
Member Carluccio asked if there could be a little more explanation on what the topic areas mean or 
a glossary. Chairman Rilee asked if there could be a pop-up to explain the topic areas.  Mr. Swaney 
responded that he would work to provide this feature if it is in the architecture of the system.  
 
Member Alstede said the next committee meeting would be in September.  Member Alstede 
commended the staff and consultant on the work they have done in organizing this process.   
 
Chairman Rilee opened the meeting for general public comments.  Chairman Rilee noted that 
comments regarding Fenimore should be held at this time, and Vice-Chair Alstede will take over the 
meeting later to take comments on that matter.  
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MEETING MINUTES OF AUGUST 21, 2014 
 
 
Public Comment 
 
Julia Somers, New Jersey Highlands Coalition – Ms. Somers complimented Council on the 
acquisition related to the West Milford property.  Ms. Somers submitted for the record economic 
data materials for the Council’s and the consultant’s review. 

 
Hank Klumpp, owns property in the Highlands Preservation Area – Mr. Klumpp commented 
on property values affected by the Act.  Mr. Klumpp submitted his comments for the record. 
 
Erica Van Auken, New Jersey Highlands Coalition – Ms. Van Auken asked if there is an option 
to upload documents on the Comment Web Portal. 
 
Carl Panetta, Ledgewood, NJ – Mr. Panetta commented on the Hercules site and noted that 
Council may see this coming. 
 
Deborah Post, property owner in Chester Township – Ms. Post commented on the Council’s 
stakeholder process. 
 
Chairman Rilee commented that Ms. Nordstrom is working on Ms. Post’s concerns on this matter.  
 
Joady Anderson, owns 74 acres in Lebanon Township – Ms. Anderson commented on the loss 
of value on her property.   
 
Patrick Moffitt, Peapack, NJ – Mr. Moffitt made comments related to a nitrate model.  Mr. 
Moffitt submitted his comments for the record. 
 
David Shope, owns property in Lebanon Township, NJ – Mr. Shope commented on the 
process of the public comment period, on the use of science and referred to Member Dressler’s 
interest regarding a landowner compensation committee. 
 
Member Dressler responded that the HDC Bank Committee has agreed to start discussions on the 
landowner compensation at the Committee’s September 4th meeting. 
 
Stephen Shaw, Mountain Lakes, former Mayor and Director of the New Jersey Builder’s 
Association –Mr. Shaw requests that Council suspend the use of the Checklist Ordinance approach. 
Mr. Shaw also commented on the RMP Update process and hopes the process is open and 
transparent. 
 
Jerry Kern, Pohatcong Township – Mr. Kern hopes Council keeps an open mind when reviewing 
this process. 
 
Chairman Rilee turned the meeting over the Chief Counsel Davis.  Mr. Davis then read the 
following resolution into the record: 
 
 WHEREAS, the Open Public Meetings Act, N.J.S.A. 10:4-6 et seq., permits the holding of closed sessions by 
public bodies in certain circumstances, and the Council is of the opinion that those circumstances presently exist; and 
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(a) litigation in connection with the matter of Danielson v. Chester Township Through Its Police Department, et. 
al., U.S. District Court for the District of New Jersey, Civil Action No. 2:13-cv-05427-JLL, for which advice 
from counsel subject to the attorney-client privilege is required; and 

 
(b) pending and/or potential litigation in connection with the Fenimore Landfill, for which advice from counsel 

subject to the attorney-client privilege is required. 
 
 NOW, THEREFORE, BE IT RESOLVED, that the Council may enter into closed session at its public 
meeting of August 21, 2014, for these purposes.  It is anticipated at this time that the nature of the matters discussed in 
closed session will be made public upon completion or resolution of the issues to be discussed, except any matter 
protected by the attorney client privilege will not be disclosed.  
 
Chairman Rilee requested a motion.   
 
Mr. Vohden made a motion and Mr. Holtaway seconded it. All members were in favor. 
 
Chief Counsel Davis announced that Council will go into Executive Session to discuss the two 
issues noted in the resolution, and that the Council will come back into public session after the 
executive session and may take action at that time.  It was also noted that Vice-Chair Alstede will 
head the meeting after Executive Session and take public comments related to Fenimore landfill at 
that time. 
 
Chairman Rilee commented that he will go into Executive Session for the first issue only. 
 
Chairman Rilee called for a five minutes break at 5:19pm after which time an Executive Session will be held.   
 
[EXECUTIVE SESSION] 

Vice-Chair Alstede closed the Executive Session and resumed the New Jersey Highlands Water Protection and 
Planning Council meeting at 6:07pm. 

Chairman Rilee and Member James were no longer present. 

Resolution – Enter Into and Execute A Written Settlement Agreement 
 
Chief Counsel Davis announced that one of the matters discussed in Executive Session was the 
potential settlement related to the litigation on the matter of Danielson v. Township of Chester and 
New Jersey Highlands Water Protection and Planning Council.  There was a discussion and at this 
point in time, there is a resolution before Council that will authorize settling this litigation in the 
amount of $12,500.  Mr. Davis then indicated that if the Vice-Chair wanted to entertain a potential 
settlement of the matter, he could call for a vote on a resolution authorizing that settlement. 
 
Mr. Holtaway made a motion.  Mr. Visioli seconded it. 
 
There were no public or Council comments. 
 
All members present voted to approve the resolution. The resolution was APPROVED 11-0. 
 
Vice Chair Alstede opened public comments on the Fenimore landfill. 
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Public Comment 
 
Ken Collins, Andover, NJ – Mr. Collins commented on the matter of a stream at the landfill.  Mr. 
Collins submitted a map for the record. 
 
Kathy Panetta, Ledgewood, NJ – Ms. Panetta commented on a stream at the landfill, and on 
issues regarding soil being brought onto the site. 
 
Bob Morocco, Ledgewood, NJ – Mr. Morocco urged Council to provide supervision and 
oversight on the remediation.  Mr. Morocco asked if the NJDEP showed Council the hydrological 
study on the stream under the landfill and where the source came from.  Vice-Chair Alstede 
suggested that Mr. Morocco speak to Ms. Nordstrom after the meeting. 
 
Carl Panetta, Ledgewood, NJ – Mr. Panetta asked Council to answer Mr. Morocco’s questions. 
 
Council Comment 
 
Member Carluccio made a motion to place an item on next month’s agenda to consider rescinding the approval of the 
redevelopment designation decision.  Member Walton seconded the motion. 
 
A roll call vote was taken. The MOTION vote was 5 in favor and 6 opposed.  
 
Vice-Chair Alstede announced that the motion did not pass due to lack of eight votes. 
 
Member Dougherty asked for advice from the Chief Counsel regarding certain sections of the 
Highlands Act.  Chief Counsel Davis responded that he will advise Council next month on this 
matter. 
 
Mr. Richko made a motion to adjourn the meeting.  Mr. Visioli seconded it.  The meeting was adjourned at 6:25pm. 
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open space funding.  They discussed the creation of an Open Space matching fund for fee simple 
acquisitions, in addition to using some of the funds for the potential purchase of HDCs.   
 
On July 22, 2014, notes of the June 13th meeting were reviewed by Highlands staff, Council 
Chairman Rilee, Committee Chair Walton, and GAU representative Peter Simon and these notes 
were provided to the committee for discussion.  
 
Highlands staff created two draft forms for possible use in this process: 1) an internal form for 
staff’s assessment of the application to include a scenic resource visual assessment; and 2) an 
application to be completed by a non-profit, municipality, or county. 
 
The committee had a discussion regarding the Dual Appraisal legislation and the merits of requiring 
two appraisals, consistent with the law, regardless of whether reauthorization legislation passes. 
 
A discussion regarding ranking the criteria was also held.  Some factors for priority consideration 
could be: 
 

• Environmental zones as noted in RMP 
• Proximity to power lines 
• Use of Dual Appraisal  

There was discussion related to the criteria and funding aspect and how the $18 million PSE&G 
mitigation funds should be used for open space funding and HDC allocations.  Mr. Humphries gave 
an assessment on the current HDCs within seven miles of the PSE&G power line. 
 
After committee discussion there was a general consensus to support a minimum 50 % matching 
requirement and a deadline of one year with 6 month extensions for the Open Space matching 
applications and HDC Allocations.   
 
Ms. Danis noted that there are entities who are looking for good matching partners for open space 
mitigation acquisition in the Highlands Region (Open Space Institute, William Penn Foundation, 
Doris Duke Foundation). 
 
HDC Allocation - Committee Chair Walton recommended that the Bank formally close out the 
initial purchase program prior to establishing this new round and criteria recommendation. 
 
HDC Bank Hardship – Insofar as the application of “personal” hardship criteria for HDC purchases 
in the prior programs created certain challenges, the committee recommends to Council not to use 
such criteria in future programs due to its inherent subjectivity.  
 
TDR Receiving Area Implementation Grants: 
 
Discussion of Draft Guidelines - Staff member James Humphries gave an overview related to the 
current draft Highlands Development Credit Receiving Area Designation Procedures that has been 
created by the staff. 
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Update on TDR Receiving Area Grants:  
 
Ms. Nordstrom gave an update on the TDR Receiving Area Grants approved by Council.  It is 
anticipated that a resolution will be considered at Council’s August 21st meeting for Bergenfield 
Borough (Bergen County) authorizing such a grant. 
 
June 23rd Bank Meeting report out: 
 
Committee Chair Walton reported that two resolutions were adopted that rescinded previous 
authorizations to purchase Highlands Development credits for parcels located in the Borough of 
Hampton.  The circumstances surrounding these actions were also discussed. 
 
Other:  
 
Committee Chair Walton noted that the HDC Bank meeting scheduled on August 7, 2014 has been 
cancelled.  The next scheduled meeting is November 7, 2014. 
 
Committee Member Dressler suggested that Council discuss the property owner compensation at 
Council’s September meeting.  Committee Chairman Walton agreed, and Council Chairman Rilee 
indicated he would put this item on the agenda for that meeting. 
 
The next HDC Committee meeting is scheduled for September 4, 2014 at 3:00pm. 
 
The HDC Bank Committee adjourned at 3:42pm. 
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and trends in the areas of population, real estate, economic growth and municipal finance for 
the 2014 to 2024 time period. Data from the Department of Labor will be used to assist with 
this process. 
 

4. There was discussion about whether the data obtained from the Department of Labor could 
be made available to the committee and Council.  Ms. Danis and Mr. Piasecki indicated that 
some of the data would require confidentiality agreements in order for it to be shared.. 
 

5. Committee Chair Alstede asked if we will look at the impacts the Act has had on households 
and businesses in the Region, along with the broader municipal and county impacts.  By way 
of example, he discussed septic system maintenance requirements.  Ms. Nordstrom added 
that such impacts may be good indicators. 
 

6. Mr. Piasecki suggested that the five in-person meetings (when the consultants are brought in 
for Council meetings) be scheduled the day before the Council meetings so the committee 
has an opportunity to sit with the consultants prior to a Council meeting.  It was then 
suggested that the RMP Update Committee meeting scheduled for September 10th be moved 
to September 17th for the first of five in-person meetings by the consultants for the fiscal 
impact assessment to make the meetings as productive as possible. 

 
7. The presentations given to Council by the consultants will be provided to the committee, 

included in member’s packets prior to a Council meeting, and be posted to Council’s 
website. It will also be available in hard copy after the meetings. 
 

8. Member Vohden asked about public input. 
 

9. Member Sebetich asked for an example of research data.  Ms. Danis responded that the 
current Science and Research agenda, beginning on page 411 of the RMP, includes many 
examples and states where we are and where we are headed.  It sets the stage.  
 

10. The MPRR final scope of work will be presented to Council at the July 17th meeting. 
 

11. The Fiscal Impact Assessment scope of work will be presented to Council at the August 21st 
meeting. 
 

12. Carole Ann Dicton, Manager of Communications, gave an update on enhancements to the 
Highlands Council website to provide easier public access to materials related to the RMP 
Monitoring program. 
 

13. Committee Chair Alstede encourages all Council members to engage now in the process. 
 

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



July 29, 2014 
Page 3 

 
Mr. Alstede announced the next meeting is scheduled for August 13, 2014. The meeting was 
adjourned at 2:07pm. 
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Highlands Regional Master Plan 
Monitoring Program 

Fiscal Impact Assessment 
Scope of Work 
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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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We 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 

Public 
Outreach 
Sessions 

Information gathering phase 

Web comment portal open 
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Fiscal Impact Assessment Report 
 
Scope of work overview 

– Task A: Project Management 

– Task B: Develop Regional Economic Evaluation 

– Task C: Demographic and Real Estate Analysis 

– Task D: Fiscal and Financial Analysis 

– Task E: Final Fiscal Impact Assessment Report 

15 
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Task A: Project Management 
• Develop Scope of Services 
• Monthly project management meetings 
• Five in-person meetings 
 

Deliverables 
• Scope of Services 
• Management meetings 
• In-person project presentations 

 

Fiscal Impact Assessment Report–  
Scope of Work 

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



17 

Task B: Develop Regional Economic 
Evaluation 

• Identify key trends for 2004-2014 

• Identify anticipated economic conditions for 
2014-2024 

Deliverables 

• Regional Economic Evaluation Report 

• Presentation to Council 

Fiscal Impact Assessment Report–  
Scope of Work 
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Task C: Demographic and Real Estate 
Analysis 

• Conduct comprehensive analysis of demographic 
and real estate trends for 2004-2014 and forecast 
2014-2024  trends 

Deliverables 

• Demographic and Real Estate Analysis report 

• Presentation of report 

Fiscal Impact Assessment Report–  
Scope of Work 
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Task D: Fiscal and Financial Analysis 

• Estimate fiscal impact the Highlands Act and RMP 
have had on Counties and municipalities. 

• Project cash flow timetable for 2014- 2024 
 

Deliverables 

• Fiscal Impact Assessment report 

• Cash Flow Timetable 

• Presentation of report 

Fiscal Impact Assessment Report–  
Scope of Work 
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Task E: Final Fiscal Impact Assessment 
Report 

• Develop, with Council staff,  the Fiscal Impact Assessment 
Report and executive summary 

• Prepare the municipal fact book 
  

Deliverables 
• Fiscal Impact Assessment report 
• Executive summary 
• Municipal fact book 
• Final product presentation 

Fiscal Impact Assessment Report–  
Scope of Work 

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



Highlands Regional Master Plan 
Monitoring Program 

Fiscal Impact Assessment 
Scope of Work 
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State of New Jersey 
Highlands Water Protection and Planning Council 

100 North Road (Route 513) 
Chester, New Jersey 07930-2322 

(908) 879-6737 
(908) 879-4205 (fax) 

www.highlands.state.nj.us 
              CHRIS CHRISTIE 
                 Governor 
 
               KIM GUADAGNO 
               Lt. Governor 
 

            JIM RILEE 
          Chairman  
 
 

  

MEMORANDUM 
 
To:  Council Members 
 
From:  Margaret Nordstrom, Acting Executive Director 
 
Subject: Plan Conformance Committee Report 
 
Date: 08/21/14 
 
 
A Plan Conformance Committee Meeting was held on August 21, 2014 at 3:00pm with Highlands 
staff and GAU Assistant Counsel Peter Simon. 
 
Committee Member Richko will present Council with the municipality name/s recommended by 
Highlands staff for a Checklist Ordinance approach.  Highlands staff will provide a presentation to 
Council. 
 
At our September 18th meeting, Council will consider a resolution for an approval of the Minutes of 
Plan Conformance Committee.  Highlands staff supporting materials will be posted prior to this 
meeting. 
 

New Jersey is an Equal Opportunity Employer 
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TOWNSHIP OF HARDYSTON, SUSSEX COUNTY 
HIGHLANDS CHECKLIST ORDINANCE APPROACH 

 

Highlands Checklist Ordinance Approach 

The Township of Hardyston (Sussex County) is petitioning the Highlands Council for Plan Conformance 
with respect to lands within the Preservation Area only. Based on a detailed review of the properties 
located within the Township’s Preservation Area, Highlands Council staff concludes that there is limited 
development potential therein. The Area has limited existing public water and sewerage infrastructure 
and is subject to the New Jersey Department of Environmental Protection (NJDEP) Preservation Area 
Rules (N.J.A.C. 7:38). Specifically, the Highlands Council Municipal Build-Out Report (2010), which 
provides an analysis of buildable lots in the municipality (incorporating NJDEP Highlands Rule 
parameters), indicates potential development of just seven (7) additional units in the Preservation Area, 
all served by on-site septic systems. Additionally a significant portion of the Preservation Area is 
preserved land. Over 10,290 acres of the Township (approximately 80% of the Township Preservation 
Area) consist of preserved lands.   

In sum, the Highlands Council anticipates that proposals for development in Hardyston Township’s 
Preservation Area that would not qualify for Highlands Act exemptions (and would not therefore be 
subject to the Highlands Regional Master Plan or effectuating ordinances) will affect one parcel. 

Factors Developable Land Potential (# of parcels/acres) 
Disturbance of one acre or more of land 0 
New Impervious Surface ¼ acre or more 0 
New or expanded use not permitted by ordinance 0 
3 or more dwelling units if residential 1/182 acres 
 

Recommendation 

Recognizing the constraints that already exist in the Preservation Area, the recommendation is for 
Hardyston Township (Sussex County) to follow the modified approach, known as the Checklist 
Ordinance Approach.  This approach authorizes the Township to adopt a Highlands Preservation Area 
Checklist Ordinance, which would remain in effect indefinitely, in lieu of adopting the standard 
Highlands Preservation Area Land Use Ordinance.  The use of the Highlands Preservation Area Checklist 
Ordinance, in conjunction with the NJDEP Highlands Preservation Area Rules, will ensure the protection 
of Highlands Resources in the Township while efficiently and appropriately implementing the Highlands 
Regional Master Plan at the local level. 
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Hardyston Township Parcels I
1 inch = 833 feet

Inset Map

Developable Parcels

Block 61 Lot 51
(182 Acres)

Legend

Highlands Planning Area (8,281 Acres)
Preserved Lands (10,295 Acres)
Developable Parcels (182 Acres/<1% of Municipality)
Municipal Boundary

Highlands Preservation Area (12,603 Acres)

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



HardystonTownship Parcels I
1 inch = 6,671 feet

Legend

Highlands Planning Area (8,281 Acres)
Preserved Lands (10,295 Acres)
Developable Parcels (182 Acres/<1% of Municipality)
Municipal Boundary

Highlands Preservation Area (12,603 Acres)
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Plan Conformance 
Committee 

Report 
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Review of Hardyston Township  
Build out Report 

Hardyston Township, Sussex County 

Block Lot Total Acres Notes 

61 51 182 Partially forested. Contains agricultural lands may be subject to 
Highlands Land Use Ordinance, as 3 or more residential units on 
septic. 

        

* Non-exempt/vacant/non-preserved parcels greater than 75 acres in size and may result in 3 or more 
development units 
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Review of Hardyston Township  
Final Draft Consistency Report 
 

Hardyston Township, Sussex 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 1 
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RESOLUTION 2014-22 
NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 
APPROVAL OF A TRANSFER OF DEVELOPMENT RIGHTS RECEIVING ZONE 
FEASIBILITY GRANT BOROUGH OF BERGENFIELD, BERGEN COUNTY 

Vote on the Approval of  
This Resolution 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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TDR Feasibility Grant 
Borough of Bergenfield, NJ 
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TDR Feasibility Grant 
Borough of Bergenfield 
• Located in Northeastern 

Bergen County 
• Area: 2.885 square miles  
• Population: 27,017 (2012) 
• Serviced by public water 

and waste water 
• Starting Master Plan 

update process 
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Opportunity for TDR 
• Fully developed 

commercial corridor 
• Primarily single-story 

development 
• Demand for increased 

development  
• Significant opportunity 

for increased density 
(residential and 
commercial) 
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TDR Feasibility Grant 
• $40,000 Grant 
• Phase I  - $5000 Capacity 

Analysis 
• Four phases, with reviews 

at each phase 
• $15,000 set aside for fiscal 

impact analysis 
• Piggyback onto current 

master plan update being 
conducted 
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RESOLUTION 2014-24 
NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 

ENTER INTO AND EXECUTE A WRITTEN SETTLEMENT AGREEMENT 

Vote on the Approval of  
This Resolution 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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