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MEETING AGENDA 
Thursday, April 15, 2010 – 10:00am 

 
1. CALL TO ORDER 
2. ROLL CALL 
3. OPEN PUBLIC MEETINGS ACT 
4. PLEDGE OF ALLEGIANCE 
5. APPROVAL OF MINUTES – MARCH 4, 2010 
6. ACTING-CHAIRMAN’S REPORT (and Council Member Reports) 
7. EXECUTIVE DIRECTOR’S REPORT 

a. Update on Highlands Plan Conformance 
b. Update on HDC Allocation Determinations 
c. Update on Highlands Project Review 

8. CONSIDERATION OF RESOLUTION – Proposed Highlands 
Redevelopment Area Designation for Heath Village Retirement Community,  
Block 20, Lot 72, Washington Township, Morris County and conservation of 
Lots 56, 57, 58, 72 and 74 of Block 20 (voting matter with public comment) 

9. WORK SESSION – Discussion of Plan Conformance issues for a potential Map 
Adjustment for Pohatcong Township and a potential Center Designation for 
Byram Township  

10. PUBLIC COMMENTS (please note – the Council requests that public comments be 
limited to three (3) minutes per person. Questions raised in this period will not be responded to 
at this time but, where feasible, will be followed up by the Council and its staff. 

11. EXECUTIVE SESSION (if deemed necessary) 
12. ADJOURN 
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Highlands Council 

Meeting

April 15, 2010
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Executive Director’s Report

 Plan Conformance Update

HDC Allocations and HDC Bank Update

Highlands Redevelopment Area Designation 
– Heath Village

Work Session - Map Adjustments and Center 
Designation
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Plan Conformance Update
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Plan Conformance

 Plan Conformance – To date we have received  

56 municipal and 5 county submissions

 38 municipal petitions have been deemed 

complete and 18 requests for additional 

information have been sent

 Additional Planning Area petitions are expected 

between now and June
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Petition Review Process  

 Process after a Petition for Plan Conformance is deemed complete:

 Petition documents posted on Highlands Council website

 ~45-90 days - Draft Consistency Review and Recommendations Report

 Municipal/County Review Period to address issues in the Report

 Public Notice, Final Report, and Council consideration

 Public can track Plan Conformance Process through the Plan Conformance 

Petition Tracking Sheet to follow:

 Date a Petition is received by the Highlands Council 

 Administrative Completeness

 Consistency Review and Recommendation Reports

 Municipal/County Review Period

 Public notice and public comment periods

 Highlands Council meetings to review Petitions 
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Highlands Development Credit 

Allocations, Hardship 

Determinations and 

HDC Bank Update
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HDC Process  

 Timeline for HDC Allocations and Hardship Determinations:

 Public Notice and HDC Estimator Tool launched – November 2009

 HDC Allocation Applications for 1st Round hardship consideration due 

by March 15, 2010

 HDC Allocations and Hardship Determinations

 Timeline for HDC Certificates:

 Public Notice – February 2010

 HDC Certificate Application for 1st Round hardship consideration due 

by April 15, 2010

 May 6, 2010 HDC Bank Board to rank hardship applications according 

to HDC Bank’s established priorities 

 Letters of offers to purchase HDCs and deed of easement if accepted
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Status of  HDC Allocations

 Sixteen (16) HDC Allocation applications received through April 5, 

2010; 1 application was for a property located in the Planning Area and is 

ineligible for consideration at this time.

 Of  the 15 applications for property in the Preservation Area, 9 

applications sought to be reviewed under the hardship criteria 

established by the Highlands Council and the HDC Bank; 4 applications 

have satisfied the hardship criteria.

 One (1) application sought review under the Highlands Act priority 

for just missing to qualify for Exemption #3; that application 

demonstrated it qualifies for priority.

 Eleven (11) applicants have received an allocation letter from the 

Highlands Council with 10 of  the properties receiving an allocation of  

HDCs.  The 11th property is subject to a prior deed restriction that 

already severed any development potential.
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Consideration of  Highlands 

Redevelopment Area
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Highlands Redevelopment Areas

The Highlands Act provides for relief for 

redevelopment areas:

 Any area 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.

 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 Area identified by the Highlands 

Council.
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Heath Village Redevelopment

 Heath Village is a senior living campus with assisted living 

and in-patient care facilities located in Washington 

Township, Morris County. 

 Heath Village site consists of several contiguous parcels 

within the Preservation Area: Block 20, Lots 56, 57, 58, 72 

and 74, totaling 164 acres.  

 The proposed Redevelopment Area is located entirely 

within Lot 72 (53 acres).

 The applicant is petitioning the Highlands Council for a 

Highlands Redevelopment Area designation in the 

Preservation Area using the 70% impervious surface 

criterion.
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Heath Village Redevelopment
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Proposed Heath Village Project

 Many of the buildings date back to the 1960s, so there 

is a need to replace the existing buildings and construct 

new buildings. 

 Proposed redevelopment activities include razing 8 

existing residential structures and replace them with 4 

new buildings, and construct 4 new one-story attached 

units to replace an existing single-family home.

 Construction and associated disturbance will occur over 

areas that have been previously disturbed, many of 

which are considered impervious.  No disturbance is 

proposed of the natural resources that exist on the site.
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Heath Village Redevelopment
You are viewing an archived document from the New Jersey State Library.



Heath Village Site Plan
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Staff Findings
Staff analysis of the proposed Redevelopment Area petition 

yield the following findings:

 Impervious surface calculations of 70% were verified:

 Existing Impervious Surface = 636,979  sq ft

 Allowable Redevelopment Area  = 909,197 sq ft

 Proposed Redevelopment Area = 909,197 sq ft

 2 buildings encroach into previously disturbed HOW buffers. 

Building „D‟ will be entirely within an already disturbed HOW 

buffer, with approximately 70 ft. of buffer remaining.

 A waiver would be required from the Highlands Council (in the 

Highlands Redevelopment Area approval) and NJDEP (through 

the HPAA process) for these issues.
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Heath Village Resource Analysis
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Heath Village Timeline
 Comment period on draft staff report and draft consistency determination 

closed on April 6, 2010.

 Three public comments were received, including one from applicant.  

 One commenter wanted HOW buffer and water deficit mitigation plans 

available for public review and comment prior to Council hearing.

 Applicant comment stated that buffer mitigation recommendations should 

be less prescriptive to allow for flexibility during design and permitting.

 Staff Recommendation Report and Consistency Determination were 

revised to correct factual updates regarding stream classification (C1-TM, 

not C2-NT) and planned method of recharge for the Building D roof 

runoff, and to clarify the buffer recommendation language.

 Revised Staff Recommendation Report and Consistency Determination 

posted on Council website on April 8, 2010.  
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Proposed Staff Recommendations

Staff recommendation is to approve the proposed Highlands 

Redevelopment Area designation subject to the following conditions:

 that the applicant develop a HOW buffer mitigation plan, to mitigate 

potential impacts from Building „D‟ to the wetlands and associated buffer. 

Mitigation may include buffer enhancement of the adjacent detention 

basin with a vegetated filter strip, enhancements to the riparian buffer 

along the stream corridor, or other similar means.  Any mitigation plan 

must be approved cooperatively by the Highlands Council and NJDEP.  

The mitigation plan must also be maintained in perpetuity with 

appropriate deed restrictions;

 that the applicant mitigate the additional consumptive water demand with 

on-site recharge at 125% of the demand.  The applicant has proposed 

utilizing rooftop runoff into recharge basins to satisfy this requirement, 

which should be incorporated into their stormwater management plan;
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Proposed Staff Recommendations (cont’d)

 that the remainder of Block 20, Lots 56, 57, 58, 72 and 74 outside of the 

proposed Highlands Redevelopment Area be deed restricted to prevent 

future development and that the deed restriction recognize any existing 

easements for the access to water tower and for implementation of 

potential forest stewardship plans; 

 that the construction of sewer lines and laterals within the Tier 1 Wellhead 

Protection Area must prevent exfiltration of untreated sewerage into 

ground water (e.g., using PVC pipe with viton gaskets and water-tight 

joints tested to HMUA standards for exfiltration); and

 that the project be designed to incorporate low impact development 

techniques and other Best Management Practices where feasible, including 

stormwater management techniques and non-structural measures to the 

maximum extent feasible.  Natural hydrology and vegetation should be 

used to the maximum extent possible to achieve required stormwater 

performance targets.
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- Work Session -

Map Adjustments and 

Center Designations
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Plan Conformance

 Petitions for Plan Conformance – As part of the Petition 

process, we requested that municipalities and counties 

identify potential needs for the following:

RMP Updates (factual revisions, issued by Staff)

Map Adjustments (policy changes to the Land Use 

Capability Map, approved by Council) 

Center Designations (areas for designated growth, 

approved by Council)
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RMP Updates

 The RMP was created at a regional scale. RMP Updates provide a 

process for using new, updated, or additional information to update 

the numerous components of the RMP including the Land Use 

Capability Map series and other RMP maps.

Policy 6G1: To develop a program for RMP Updates for all

substantive components of the RMP, based upon the receipt of

new, corrected or updated factual information and verification

by the Highlands Council, when and where necessary to improve

the accuracy of the RMP.

 As a result, the most current data will be used during Plan 

Conformance.  
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RMP Update Example
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RMP Update Example
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RMP Updates

 To date, RMP Updates have primarily addressed recent 

construction and clearing, new open space purchases, and 

updated infrastructure information. 

 Many RMP Updates were identified during the Highlands 

Municipal Build-Out process where information was 

verified at a block and lot level. 

 RMP Updates will be reported out to the Council as they 

are approved by staff.  In addition, the Council‟s website 

will track and post all RMP Updates.
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Map Adjustments
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Map Adjustments

 Map Adjustments issued by the Council address policy issues raised during 

Plan Conformance.  Map Adjustments allow for the adjustment of the RMP‟s 

Land Use Capability Zone Map to authorize the extension of infrastructure 

and the loss of Highlands resource areas.

 Objective 6G2b. Map Adjustments proposed to change Protection and Conservation 

Zones or the Environmentally-Constrained Sub-Zones may be approved by the 

Highlands Council where it find that the petition does not result in deleterious impacts 

to the affected or adjacent Land Use Capability Zones or to RMP policies and 

objectives applicable to adjacent or nearby lands and:

 Complies with the intent and purposes of the Highlands Act and the RMP and 

demonstrates that Highlands resource protection and smart growth planning 

principles have been addressed;

 Will result in no net loss of Highlands resources or resource values 

(including but not limited to water availability, water quality, Critical 

Habitat and agriculture) within the Region or as appropriate, within any 

HUC 14 subwatershed, such that on the whole, the results equal or exceed 

the resource protections provided by the RMP;
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Map Adjustments – continued

 Map Adjustments will under no circumstance result in the 

allocation of water or wastewater capacity in excess of that 

available in any HUC 14 subwatershed.

 Cannot appropriately or adequately be addressed via other options, 

such as: Waivers under the Highlands Act, Exemptions from the 

Highlands Act, RMP Updates Program.

 Where a petition seeks the creation or extension of an ECZ, it 

must demonstrate that the area in question can accommodate ECZ 

appropriate development. 

 The Council will look most favorably upon ECZ petitions 

that create a meaningful opportunity to provide affordable 

housing; improve the balance of housing and employment; 

and promote the use of alternative modes of transportation, 

and transit. 
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Map Adjustment Example

 Numerous Map Adjustments were proposed in Petitions for Plan 

Conformance seeking to adjust the Land Use Capability Zone Map 

from the Protection and Conservation Zones to the Existing 

Community Zone.  The issues include longstanding municipal 

development plans or affordable housing plans.

 As an example, Pohatcong Township‟s Petition includes requests for 

Map Adjustments. The Township is seeking conform for the Planning 

Area, however in order not to jeopardize the Township‟s Substantive 

Certification from COAH, Map Adjustments are requested to address a 

Court ordered affordable housing project where sewer capacity has 

been specifically reserved. 

 The 8,792-acre township has lands in both the Planning and 
Preservation Areas.

 1,210 acres (14 percent of the total) in the Planning Area.

 7,582 acres (86 percent of the total) in the Preservation Area.
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Pohatcong Township

Warren County

 The 8,792 acre township is mostly in the Preservation Area.

 86% (7,582 acres) of the township is in the Preservation Area; 14% 
(1,210 acres) is in the Planning Area.

 Pohatcong has submitted a Plan Conformance Petition for 
the Preservation and Planning Areas

 As part of Plan Conformance Pohatcong  is requesting a 
Map Adjustment for the Hamptons at Pohatcong (EAI) site
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Hamptons at Pohatcong
 Project area consists of Planning Area Block 93 Lots 4 and 5 which together comprise 

a total of 170 acres; representing LUCM Conservation Environmentally-Constrained 

Sub-Zone; the property is currently leased with mostly row-crop corn production. 

 The project area includes Agricultural Resource Area,  Carbonate Rock , Critical 

Habitat (*Note: Landscape Rank 4 – Upland Sandpiper habitat status requires NJDEP 

review), Highlands Open Water buffers, Tier 1 , 2 & 3 Wellhead Protection Areas and 

TMDL Compliance

 The project is in the Township‟s Affordable Housing zoning district, which is the 

product of prior round affordable housing litigation and a key component of the 

Township‟s current Affordable Housing Plan and remains under court jurisdiction

 Project has received preliminary subdivision and site plan approval for both parcels, 

which would permit the creation of 401 single-family lots, two apartment buildings 

containing a total of 44 low and moderate-income affordable units, and one lot for 

future retail use; standards for  development are regulated by the court settlement 

agreement

 The project would be served by an extension of sewer and water utilities representing 

an 152,550 gpd wastewater demand from the Philipsburg STP that requires a NJDEP 

WQMP Amendment approval. Public Water is via Aqua NJ Water Co., which has 

sufficient capacity according to the RMP.
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Hamptons at Pohatcong: 

2008 local approved site plan

• Preliminary subdivision 

and site plan approval allows 

for:

•401 single-family lots, 

•two apartment 

buildings containing a 

total of 44 low and 

moderate-income 

affordable units, and 

•one lot for future retail 

use.

•Would result in 81% 

developed lands and 19% 

undeveloped lands

•Project would generate 

152,550 gpd of wastewater
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Hamptons at Pohatcong 

2008 local approved site plan

•Disturbed area is 81% 

Carbonate Rock

•Disturbed area is 83% 

Critical Wildlife Habitat 

(*Note: Landscape Rank 

4 – Upland Sandpiper 

habitat status requires 

NJDEP review)
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•42% disturbed Highlands 

Open Water buffer area

•Wellhead Protection Area 

(WHPA)

100% disturbed tier 1; 

84% disturbed Tier 2 and  

73% disturbed Tier 3

Hamptons at Pohatcong 

2008 local approved site plan
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Hamptons at Pohatcong

Highlands Council Findings Revised Project  Response
 Extension of  utilities across full 

property not associated with cluster

 Revised project provides 73.5% 

open space lands

 Water availability constraints  RMP update – no constraint

 Stormwater recharge and design 

concerns

 LID required; DEP and RMP 

Stormwater BMP‟s required

 Karst topography  Geotechnical site investigations 

required

 T &E Habitat 

(standard of  no net loss) 

 Critical Habitat Conservation and 

Management Plan will be 

implemented and land deed 

restricted. 

 TMDL for pathogens; water 

conservation measures

 Stream Corridor Restoration Plan

 Wellhead protection areas – Tier 1  Utility lines must be water tight
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Hamptons at Pohatcong 
 The project design has been significantly revised in response to the September 23, 

2008 Consistency Review provided by the Council, which resulted from 
consideration of the applicant’s proposed Water Quality Management Plan 
(WQMP) amendment by NJDEP.

 As  proposed, it includes 242 residential units, consisting of 44 apartments to be 
deed-restricted for low/moderate income households, 122 single family homes, 76 
town homes, and no future retail use with a total projected wastewater flow of 69,750 
gpd, representing an 82,800 gpd reduction.

 The project proposes 45 acres of development as compared to 170 acres as locally 
approved, with the remaining 125 acres (73.5% of the area) preserved as open space; 
may be used for agricultural purposes contingent on Farm Conservation Plan to 
protect grassland species.  Target of providing no net loss of Critical Habitat.

 The proposed Map Adjustment involves approximately 40 acres of land in the 
northwestern corner of the tract and an additional 5 acres of land in the southeastern 
corner of Block 93 Lot 5, which the municipality seeks to adjust from LUCM 
Conservation Zone- Subzone EC to Existing Community Zone; the remaining 
portion approximately 76 acres, would remain as Conservation Environmentally-
Constrained Sub-Zone lands with a deed restriction from further development. 

 All of Block 93 Lot 4, approximately 48 acres of Conservation Environmentally-
Constrained Sub-Zone lands, would remain as such with a deed restriction from 
further development.
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Hamptons at Pohatcong 

2009 Plan Conformance 

revised plan

•Revised plan consists of 242 

residential units, consisting of:

• 44 apartments to be 

deed-restricted for 

low/moderate income 

households,

• 122 single family homes, 

•76 town homes; and 

•no future retail use.

• Cluster approach - 26% 

developed lands and 74% 

undeveloped lands

•Reduced projected 

wastewater flow of 69,750 gpd  

- an 82,800 gpd reduction
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Hamptons at Pohatcong  

2009 Plan Conformance 

revised plan

•Disturbed area is 26 % 

Carbonate Rock

•Disturbed area is 28% 

Critical Wildlife Habitat 

(*Note: Landscape Rank 

4 – Upland Sandpiper 

habitat status requires 

NJDEP review)
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Hamptons at Pohatcong 

2009 Plan Conformance 

revised plan

•6% disturbed Highlands 

Open Water buffer area

•WHPA

73% disturbed Tier 1; 

3% disturbed Tier 2 and  

0% disturbed Tier 3
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Center Designation
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Center Designation

The Highlands Act  anticipates  the use of  center designation:

 “encourage, consistent with the State Development and Redevelopment Plan

and smart growth strategies and principles, appropriate patterns of compatible

residential, commercial, and industrial development, redevelopment, and

economic growth, in or adjacent to areas already utilized for such purposes, and

discourage piecemeal, scattered, and inappropriate development, in order to

accommodate local and regional growth and economic development in an

orderly way while protecting the Highlands environment from the individual and

cumulative adverse impacts thereof” (Section 10 Goals of Regional Master Plan

for Planning Area)

 “issue model minimum standards for municipal and county master planning and

development regulations outside of the preservation area, including density

standards for center-based development to encourage, where appropriate, the

adoption of such standards; ands Act provisions for center based growth”

(Section 11 Contents of Regional Master Plan)
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Center Designation in the Highlands 

Regional Master Plan
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Center Designation in the 

Regional Master Plan

The Highlands Region includes 20 previously designated State Plan centers.  

Municipalities may seek the designation of Highlands Centers, consistent with the 

criteria in the State Plan, through Plan Conformance

Highlands Center types include: 

Regional – economic, social and cultural center.  Population centers/county 

seats/business centers (Newton)

Town – traditional centers of commerce/government.  Core of commercial 

services and employment

Village – compact, primarily residential with neighborhood goods and services 

and public facilities.  Rural villages should be surrounded by natural areas

Hamlet – located primarily in rural areas at local crossroads to support 

existing character and promote local facilities and are intended for 

preservation of historic settlements and as a means to support local and 

regional eco/agri-tourism initiatives;

Highlands Regions water supplies used in State Plan Urban Centers
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Center Designation in the 

Regional Master Plan - continued

 Policy 6F6: To encourage new population growth, where desired by the municipality, 

and development in the ECZ is in the form of center based and mixed use 

development.

 Objective 6F6a, 6D3b and 6C1a  Center based development initiatives shall be 

planned within the Existing Community Zone , Conservation Zone and Protection 

Zone at densities appropriate to the Zone, the community character, the State 

Development and Redevelopment Plan and the use of septic systems or community 

wastewater systems..

 Policy 6F6: To encourage new population growth, where desired by the municipality, 

and development in the ECZ is in the form of center based and mixed use 

development.

 Policy 6O2. To promote, where appropriate and permitted by Land Use Capability 

Zone, center-based development approaches that address a mix of housing types, 

support mixed uses, and implement compact development. 

 Policy 9A3. To encourage land use development and redevelopment practices that 

promote center-based growth and mixed-use development and offer alternative modes 

of transportation as a means to reduce automobile dependency…
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Byram Township
 The 14,505-acre township is almost entirely in the 

Preservation Area.

 98% of the township is in the Preservation Area; 
233 acres (2%) are in the Planning Area.

 Byram has an existing Center approved by the State 
Planning Commission that expires 5/19/2010

 As part of Plan Conformance Byram is requesting 
extension/renewal of their Center as a Highlands Center
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Smart 

Growth 

Plan

2002
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Smart 

Growth 

Plan 

2002
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Form Based 

Code

Alternative 

Design

August 2008
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Byram Township 

Plan Conformance
 In recognition of the existing and impending expiration of the 

State Plan Center designation,10 years of sound local planning 
and community support, sewer contracts and COAH needs, the 
Highlands Center designation request was evaluated in support 
of full Plan Conformance for the municipality

 A review of Highlands resources, surrounding land uses, 
supporting documents and discussions with the municipal 
officials and its professionals resulted in a consensus based plan 
that supports resource protection, is within sewer allocations and 
meets local housing, civic and economic development needs

 The process resulted in a conceptual Form Based Code Zone 
map for the Village entire Planning Area land was studied and 
shown as developable/redevelopable and resource protection 
areas 
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Byram Township 

Plan Conformance

 Site concepts included the recognition of the surrounding 

developed areas, the approved DOT project area, steep 

slope areas, Highlands Open Water buffers, Lubbers Run,  

prime ground water recharge areas and critical habitat.

 The conceptual site layouts were designed to maximize 

contiguous areas of Highlands resources and ground water 

recharge, protect Lubbers Run and HOW buffers and 

minimize disturbance of severe slope areas.

 The land use utilized Phase 1 only, as compact development 

that incorporated the 44 outstanding COAH Round 2 units, 

mixed use with apartments, townhomes and single-family 

homes, civic space, parkland and Highlands Environmental 

Resource Sites.
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Plan 

Conformance

Center 

proposal

January 2010
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Plan 

Conformance

Center

Revised 

proposal

March 2010
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Highlands Council 

Meeting

April 15, 2010
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Highlands Project Review

The Highlands Council is legislatively charged with reviewing proposed projects throughout the Highlands Region for consistency
with the Highlands Act and Highlands Regional Master Plan (RMP). The Highlands Council issues consistency determinations that
provide a detailed analysis of each project on a case-by-case basis. If you have any questions or are unsure which of the following
reviews or applications are required, please call the Highlands Council at (908) 879-6737.

1. Highlands Preservation Area Exemptions
2. Highlands Planning Area Exemptions
3. Application for Consistency Determination (Municipal Referral to Highlands Council)
4. Highlands Redevelopment Area Designation Procedures
5. WQMP Consistency Reviews
6. Project Review Status and Tracking
7. Projects in Review

1. Highlands Preservation Area Exemptions
Preservation Area exemptions are issued by the NJDEP in accordance with N.J.A.C. 7:38. This jurisdiction is shared and the
Highlands Council collaborates with the Department on certain exemptions (namely Exemptions 9 and 11), where NJDEP
requests that applicants copy the Highlands Council on the exemption application. In addition, upon applicant request, the
Highlands Council will occasionally provide an opinion to NJDEP on other exemption determinations.

Highlands Water Protection and Planning Act Exemptions and Waivers (pdf)

Additional information, including the application for an Exemption in the Preservation Area, may be found on the NJDEP
website.

2. Highlands Planning Area Exemptions
The Highlands Council issues exemptions in the Planning Area in accordance with the Highlands Act and the Highlands
Regional Master Plan. Highlands Planning Area Exemptions are required for development projects in municipalities that have
adopted ordinances implementing the Highlands Act in the Planning Area. They can also be sought by any person planning
development in the Planning Area, where such ordinances may be adopted in the in the future. To apply for a Highlands
Planning Area Exemption Determination please submit a completed Application Form (below).

Highlands Planning Area Exemption Determination Application Form (pdf)

3. Application for Consistency Determination (Municipal Referral to Highlands Council)
In municipalities that have adopted an ordinance requiring the referral of development applications to the Highlands Council,
a Highlands Council Consistency Determination may be required. The Highlands Council will only conduct a Consistency
Determination under this application where an Application for Development has been submitted to a municipality and the
municipality has determined that such Highlands Council review is required. This review is to determine whether the project
is consistent with the goals, requirements and provisions of the Highlands Act, the Regional Master Plan, and the Highlands
Council resolution approving the municipality's Petition for Plan Conformance. This review is conducted at no cost to the
municipality or applicant.

>> PLEASE NOTE <<   
Highlands Council staff is available to meet with applicants during the conceptual phase of project development to help guide
applicants toward RMP consistency prior to commencement of development plan and design activities and required
submission materials. Applicants are encouraged to contact the Highlands Council office at (908) 879-6737 as
early as possible in the project design/development process.

Municipal Referral Application (pdf)

4. Highlands Redevelopment Area Designation Procedures
The Highlands Council has developed procedures implementing provisions of the Highlands Act regarding the designation of
Highlands Redevelopment Areas in the Preservation Area. Such designations are necessary for any project that requires a
Highlands Preservation Area Approval under N.J.A.C. 7:38 (the NJDEP Preservation Area Rules) with a waiver of provisions
regarding a brownfield or a site with existing impervious cover of 70 percent or more. The Highlands Council procedures (link
below) establish and outline the process and requirements for receiving Council designation of Highlands Redevelopment
Areas.

Procedures for Highlands Redevelopment Area Designations (pdf)
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5. WQMP Consistency Reviews
The Highlands Council has prepared a listing of submittal requirements for Water Quality Management Plan (WQMP)
amendments that it reviews. Please refer to this document when submitting WQMPs for review.

WQMP Reviews - Submittal Requirements (pdf)

6. Project Review Status and Tracking
 

Tracking Sheet

A summary of information regarding past and current projects reviewed by Highlands Council staff can be found in the
tracking sheet below.

Highlands Project Review Tracking Sheet (pdf)

Considered Projects

Completed details regarding projects that have been considered by the Highlands Council are available on the page below. 

Considered Projects  

7. Projects in Review

Details regarding projects that are pending consideration by the Highlands Council are below.

Township of Mount Olive Budd Lake/Rt 46 Proposed Highlands Redevelopment Area Designation 

Documents for Council Consideration at 9/19/13 meeting
Public Comments and Highlands Council Responses (111 KB pdf)
Final Draft Staff Recommendation Report (228 KB pdf)
Final Draft Consistency Determination (479 KB pdf)

Public Comment Posting
Draft Staff Recommendation Report (219 KB pdf)
Exhibits (1.47 MB pdf)
Draft Consistency Determination (431 KB pdf)
Public Notice (120 KB pdf)
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The Highlands Council is legislatively charged with reviewing proposed projects throughout the Highlands Region for consistency
with the Highlands Act and Highlands Regional Master Plan (RMP). The Highlands Council issues consistency determinations that
provide a detailed analysis of each project on a case-by-case basis. If you have any questions or are unsure which of the following
reviews or applications are required, please call the Highlands Council at (908) 879-6737.
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1. Highlands Preservation Area Exemptions
Preservation Area exemptions are issued by the NJDEP in accordance with N.J.A.C. 7:38. This jurisdiction is shared and the
Highlands Council collaborates with the Department on certain exemptions (namely Exemptions 9 and 11), where NJDEP
requests that applicants copy the Highlands Council on the exemption application. In addition, upon applicant request, the
Highlands Council will occasionally provide an opinion to NJDEP on other exemption determinations.

Highlands Water Protection and Planning Act Exemptions and Waivers (pdf)

Additional information, including the application for an Exemption in the Preservation Area, may be found on the NJDEP
website.

2. Highlands Planning Area Exemptions
The Highlands Council issues exemptions in the Planning Area in accordance with the Highlands Act and the Highlands
Regional Master Plan. Highlands Planning Area Exemptions are required for development projects in municipalities that have
adopted ordinances implementing the Highlands Act in the Planning Area. They can also be sought by any person planning
development in the Planning Area, where such ordinances may be adopted in the in the future. To apply for a Highlands
Planning Area Exemption Determination please submit a completed Application Form (below).

Highlands Planning Area Exemption Determination Application Form (pdf)

3. Application for Consistency Determination (Municipal Referral to Highlands Council)
In municipalities that have adopted an ordinance requiring the referral of development applications to the Highlands Council,
a Highlands Council Consistency Determination may be required. The Highlands Council will only conduct a Consistency
Determination under this application where an Application for Development has been submitted to a municipality and the
municipality has determined that such Highlands Council review is required. This review is to determine whether the project
is consistent with the goals, requirements and provisions of the Highlands Act, the Regional Master Plan, and the Highlands
Council resolution approving the municipality's Petition for Plan Conformance. This review is conducted at no cost to the
municipality or applicant.

>> PLEASE NOTE <<   
Highlands Council staff is available to meet with applicants during the conceptual phase of project development to help guide
applicants toward RMP consistency prior to commencement of development plan and design activities and required
submission materials. Applicants are encouraged to contact the Highlands Council office at (908) 879-6737 as
early as possible in the project design/development process.

Municipal Referral Application (pdf)

4. Highlands Redevelopment Area Designation Procedures
The Highlands Council has developed procedures implementing provisions of the Highlands Act regarding the designation of
Highlands Redevelopment Areas in the Preservation Area. Such designations are necessary for any project that requires a
Highlands Preservation Area Approval under N.J.A.C. 7:38 (the NJDEP Preservation Area Rules) with a waiver of provisions
regarding a brownfield or a site with existing impervious cover of 70 percent or more. The Highlands Council procedures (link
below) establish and outline the process and requirements for receiving Council designation of Highlands Redevelopment
Areas.

Procedures for Highlands Redevelopment Area Designations (pdf)
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5. WQMP Consistency Reviews
The Highlands Council has prepared a listing of submittal requirements for Water Quality Management Plan (WQMP)
amendments that it reviews. Please refer to this document when submitting WQMPs for review.

WQMP Reviews - Submittal Requirements (pdf)

6. Project Review Status and Tracking
 

Tracking Sheet

A summary of information regarding past and current projects reviewed by Highlands Council staff can be found in the
tracking sheet below.

Highlands Project Review Tracking Sheet (pdf)

Considered Projects

Completed details regarding projects that have been considered by the Highlands Council are available on the page below. 

Considered Projects  

7. Projects in Review

Details regarding projects that are pending consideration by the Highlands Council are below.

Township of Mount Olive Budd Lake/Rt 46 Proposed Highlands Redevelopment Area Designation 

Documents for Council Consideration at 9/19/13 meeting
Public Comments and Highlands Council Responses (111 KB pdf)
Final Draft Staff Recommendation Report (228 KB pdf)
Final Draft Consistency Determination (479 KB pdf)

Public Comment Posting
Draft Staff Recommendation Report (219 KB pdf)
Exhibits (1.47 MB pdf)
Draft Consistency Determination (431 KB pdf)
Public Notice (120 KB pdf)
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