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MEETING AGENDA 
Thursday, September 27, 2018 at 4pm 

 
 

1. CALL TO ORDER 

2. ROLL CALL 

3. OPEN PUBLIC MEETINGS ACT STATEMENT 

4. PLEDGE OF ALLEGIANCE 

5. APPROVAL OF HIGHLANDS COUNCIL MINUTES – August 16, 2018 

6. CHAIR’S REPORT (and Council Member Reports) 

7. EXECUTIVE DIRECTOR’S REPORT 

8. BUDGET & FINANCE COMMITTEE 

9. REGIONAL MASTER PLAN (RMP) AMENDMENT COMMITTEE 

CONSIDERATION OF RESOLUTION – Adoption Of The “RMP Addendum 2018-1 
Procedure For Considering Proposals To Amend The Highlands Regional Master Plan” As 
An Amendment Of, And Addendum To, The Highlands Regional Master Plan (voting matter 
with public comment) 

10. 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.) 

11. EXECUTIVE SESSION, if deemed necessary 

12. ADJOURN 

http://www.nj.gov/njhighlands
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PRESENT 
 
CARL J. RICHKO   )  CHAIR 
 
KURT ALSTEDE   )  VICE CHAIR 
TIMOTHY P. DOUGHERTY )  COUNCIL MEMBERS 
MICHAEL FRANCIS   ) 
MICHAEL SEBETICH  ) 
RICHARD VOHDEN  ) 
 
VIA TELECONFERENCE 
ROBERT HOLTAWAY  ) 
BRUCE JAMES    ) 
MICHAEL R. DRESSLER  ) 
 
ABSENT 
TRACY CARLUCCIO  ) 
JAMES VISIOLI   ) 
ROBERT G. WALTON  ) 
 
 
CALL TO ORDER 163RD meeting of the New Jersey Highlands Water Protection and Planning 
Council called to order at 4:01pm. 
 
ROLL CALL 
Roll call was taken. Members Carluccio, Visioli, and Walton were absent.  Members Dressler, 
Holtaway, and James were present via teleconference. All other Council Members were present. The 
following staff members were present: Lisa J. Plevin, John Maher, James Humphries, Maryjude Haddock-Weiler, 
Judy Thornton, Corey Piasecki, Keri Green, Christina Petagna, Carole Ann Dicton, and Tom Tagliareni.  Also 
present were Brian Wilton Senior Counsel, Governor’s Authorities Unit (via teleconference), and Jennifer Moriarty, 
Deputy Attorney General. 
 
OPEN PUBLIC MEETINGS ACT  
Ms. Tagliareni announced that the meeting was being held in accordance with the Open Public 
Meetings Act, N.J.S.A. 10:4-6 et seq.  The Highlands Council sent written notice of the time, date, 
and location of this meeting to pertinent newspapers of circulation throughout the State and posted 
notice on the Highlands Council website. 
 
PLEDGE OF ALLEGIANCE was then recited. 
 
APPROVAL OF HIGHLANDS COUNCIL MINUTES OF AUGUST 16, 2018 
 
Chair Richko asked for a motion on the Minutes of August 16, 2018. 
 
Member Vohden made a motion to approve the Minutes of August 16, 2018.  Member Dougherty seconded it. 
 
A roll call vote was taken.  The Minutes of August 16, 2018 were APPROVED 9-0. 
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CHAIRMAN’S REPORT 
 
Chairman Richko asked Vice Chair Alstede and former Executive Director Margaret Nordstrom to 
join him as he presented a plaque to former Chairman Jim Rilee in recognition of his dedication and 
service to the Highlands Council over the past 7 years.  Vice Chair Alstede and former Executive 
Director Margaret Nordstrom congratulated Mr. Rilee and highlighted some of his accomplishments 
during his tenure. 
 
At this time, there was applause. 
 
Mr. Rilee thanked the Council for their recognition. 
 
At this time, there was applause. 
 
Chairman Richko continued with his report and added that last month the Highlands staff gave a 
“Highlands 101” presentation to the New Jersey Department of Environmental Protection 
(NJDEP) staff members.  Chairman Richko reported that it was a standing room only and he 
thanked and congratulated the staff on this presentation.  Chairman Richko noted that a condensed 
version of the presentation would be provided to future Council members. 
 
 
EXECUTIVE DIRECTOR’S REPORT 
 
Ms. Plevin highlighted the following staff activities: 
 
Plan Conformance Update 
 
Outreach Activities 
Outreach letters were mailed to all municipalities and counties in the Highlands Region announcing 
the new leadership at the Council.  Council staff has met with the following municipalities. 

• Independence Township, Warren County 
• Netcong Borough, Morris County 
• Peapack Gladstone Borough, Somerset County 
• Washington Borough, Warren County 
• Town of Boonton, Morris County 
• Franklin Borough, Sussex County 

 
Upcoming meetings scheduled 

• Wanaque Borough, Passaic County 
• Washington Borough, Warren County, Council Meeting 
• Franklin Borough Council Meeting 
• Hanover Township 
• Dover Town 
• Parsippany-Troy Hills Township 
• Warren County 
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• Pompton Lakes Borough 
 
Municipal and County Implementation Activities – the following received municipal and 
Council staff approval  

• Kinnelon Borough, Morris County - Highlands Environmental Resource Inventory  
• High Bridge Borough, Hunterdon Count - Housing Element and Fair Share Plan  
• Lopatcong Township, Warren County - Highlands Center Planning Study  
• Holland Township, Hunterdon County - Stormwater Ordinance and Mitigation Plan  

 
Municipally Issued Exemptions 
Since the prior report, the Highlands Council has been notified of the following municipally issued 
exemptions. 

• Jefferson Township, Morris County issued 1 Exemption #5 and 1 Exemption #4. 
• Mahwah Township, Bergen County issued 1 Exemption #2. 
• Montville Township, Morris County issued 3 Exemption #5’s. 
• Ringwood Borough, Passaic County issued 1 Exemption #4. 
• West Milford Township, Passaic County issued 1 Exemption #4 and 18 Exemption #5’s. 

 
Training Update – A certification training session has been scheduled for Thursday, October 4, 2018 
from 10 a.m. to 12 noon at the Highlands Council office. Invitations were sent to mayors and clerks 
for municipalities with approved petitions who have not yet been certified. Ten confirmed attendees 
so far. 
 
Project Review Update 
Planning Area Exemption - Clinton Town was seeking an Exemption #11 to replace multiple 
sections of water main.  Highlands Council staff determination: Exempt 
 
Open Space Partnership Funding Program Update 
Transaction Closings 

• Closed on Dark Moon Farm (Pittenger) – Frelinghuysen Township, Warren County – 
We partnered with Frelinghuysen Township and the SADC, to preserve a 94-acre tract 
which will be protected through an agricultural easement.  Council contribution was 
almost $165,000.   

 
TDR/HDC Update 
Since the prior report, 102 acres have been permanently protected through the HDC program. The 
HDC bank purchased 20.5 credits, providing $328,000 to two property owners. An additional 26.25 
credits were certified, but remain unpurchased. 
 
HDC Bank Purchases – include tracts in:  

• Bedminster Township, Somerset County 
• Harmony Township, Warren County 

 
Certified Credits (not purchased) 

• Lopatcong Township, Warren County 
 



NEW JERSEY HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL 
MEETING MINUTES OF SEPTEMBER 27, 2018 

 

-4- 

Since the last Executive Director’s Report dated August 10, 2018, some noteworthy meetings and 
events that staff attended include: 
 
9/14/18 Economic Development organizations from Hunterdon & Morris Counties 
8/21/18 Highlands 101 Training – over 100 attended, standing room only, DEP asked us to 

give follow up presentation for Green Acres in October – excellent job by staff! 
9/9/18  Musconetcong Watershed Association Film Festival 
9/15/18 Warren County Preservation Day  
8/22/18 Combe Fill South Landfill Cleanup Public Hearing  
 
Personnel updates:  Christine LaRocca selected as Senior Council, replaces Kim Kaiser who retired.  
Christine has been serving on part-time basis as Staff Attorney, focusing on HDC and Open Space 
closings.  Christine’s start date is this Monday, October 1. 
 
Ms. Plevin closed her report by announcing that Council’s next meeting is scheduled on October 18, 
2018. 
 
Vice Chair Alstede asked for clarification regarding the Open Space Matching Grant closing.  
 
 
Budget & Finance Committee 
 
Committee Chair Holtaway reported that the committee met on September 7, 2018 and reviewed 
the lake management funding for Greenwood Lake Commission, Passaic County.  Committee Chair 
Holtaway noted that this funding is similar to the Lake Management Plan funding approved for 
Lake Hopatcong Commission ($109,000).  Mr. Humphries noted that Council approved in their 
FY2018 budget grant funding for Lake Management Planning ($200,000).  Greenwood Lake 
Commission requested $90,000 for their restoration plan.  
 
 
Regional Master Plan (RMP) Amendment Committee 
 
Committee Chair Alstede reported that the “Draft RMP Addendum 2018-1 Procedure for 
Considering Proposals to Amend the Highlands Regional Master Plan” (the “Procedure” document) 
is something we have worked on for some time.  Committee Chair Alstede noted some nuances that 
were adjusted to the Procedure document which include: 
 

o At Council’s discretion, an additional public hearing outside of the Highlands Region may be 
held based on potential impacts on stakeholders outside the Region. 

o Submission of written public comments will be accepted for not less than sixty (60) days, 
instead of 30-90 days as previously noted.  At Council’s discretion, the timeline could be 
extended, but would never be less than sixty (60) days.  

 
Committee Chair Alstede added that the committee met today and unanimously voted to move the 
Amendment document to the full Council for consideration. 
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Resolution – Adoption of the “RMP Addendum 2018-1 Procedure for Considering Proposals 
to Amend the Highlands Regional Master Plan” As an Amendment Of, And Addendum To, 
the Highlands Regional Master Plan 
 
Chairman Richko asked for a motion on the resolution. 
 
Member Francis made a motion.  Member Vohden second it. 
 
There was no Council discussion. 
 
Public Comment 
 
Deborah Post, Chester Township – Ms. Post asked Council to allow the stakeholders of the 
Highlands Region to have input regarding Regional Master Plan (RMP) Amendments.  Ms. Post 
submitted comments for the record. 
 
Julia Somers, New Jersey Highlands Coalition – Ms. Somers commented that she is pleased 
with the language changes in the Amendment document that amends the RMP. 
 
Hank Klumpp, Tewksbury, NJ – Mr. Klumpp asked Council to allow stakeholders in the 
Highlands Region to have input regarding amendments to the RMP.  Mr. Klumpp also asked where 
the funding is for landowners.  
 
David Shope, Lebanon Township, NJ – Mr. Shope asked Council to take comments from the 
stakeholders in the Highlands Region and provide a Highlands literacy test for the stakeholders 
outside the region. 
 
Council Comment 
 
Member Dougherty asked for a copy of Ms. Post’s comments submitted. 
 
A roll call vote was taken.  The resolution was APPROVED 9-0. 
 
Committee Chair Alstede noted that the final draft Monitoring Program Recommendation Report 
(MPRR) has been posted to Council’s website for everyone to review.  Council will consider this 
document at its October meeting. 
 
 
Chair Richko opened the meeting to the public for any other comments. 
 
Public Comment 
 
Hank Klumpp, Tewksbury, NJ – Mr. Klumpp commented that he has been standing in front of 
the Council for 14 years asking Council to be compensated for his lost property values.  Mr. 
Klumpp submitted his comments for the record. 
 
Deborah Post, Chester Township – Ms. Post commented on the 75% discount of the HDC 
valuation.  Ms. Post urged the Council to change the current HDC credit value. 
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RMP Amendments

Updates and additions to the 2008 Highlands RMP are cataloged on this page.

Pending: Procedure for Amending the RMP

Current Redlined Version: Procedure for Considering Proposals to Amend the Highlands Regional Master Plan (pdf)
Supporting Materials:

Public Comments and Highlands Council Reponses (pdf)
Written Public Comments Submitted (pdf) - Does not include testimony from public hearings. See audio links below.
Public Notice Announcing Public Hearing Schedule (pdf)

Public Hearings
The Highlands Council held six public hearings to solicit public comment on the draft Procedure.

September 14, 2017 (AM) 
Highlands Council Office 
Chester, NJ
Audio: mp3 | wma
  

September 14, 2017 (PM)
Highlands Council Office
Audio: mp3 | wma

September 20, 2017 
Silas Condict County Park
Kinnelon, NJ 
Audio: mp3 | wma

September 20, 2017 
Department of Land Preservation 
County of Warren
Oxford, NJ 
Audio: mp3 | wma

September 25, 2017 
New Jersey Department of
Environmental Protection
Trenton, NJ 
Audio: mp3 | wma

September 26, 2017
Hopatcong Municipal Building
Hopatcong, NJ
Audio: mp3 | wma

January 2011: Addendum A - Acreage Update

Amends Table 1.1 of the RMP (p 20-22) "Acreage of the Highlands Region in Municipalities and Counties."

Addendum A, January 2011 (pdf)
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Comments to Highlands Council - September 27, 2018 
(written post-comments from notes per request of Chaim1an Richk.o) 

My name is Deborah Post (commenting on behalf of myself and 80+ harmed Highlands 
landowners whose proxies I hold). 

The landowners have made many recommendations for changes to the RMP, all ignored 
to date. Likely the most important of these requests is to reconsider and reprice the HOC. 
Currently the Council has priced the HOC at a 75% discount to appraised value. This must be 
changed. 

ll was recently suggested to me that 1 speak on the pricing again, and in more detail, to 
educate a bit. So 1 will do that today. 

The Highlands Act directs the Council to determine the "initial value" of tJ1e HDC. 
[NJSA 13:20-13h(l ).] The Highlands Act directs that the "initia.1 value" utilize pre-Act 
environmental rules and regs, but provides no additional guidance on the HOC pricing. In 
essence the Act directs the Council to analyze and set the TPO price of the HOC, as is general 
practice when a new security is introduced to a marketplace. 

Page 35 of the TDR Technical Report, a supporting document to the RMP, details the 
HDC pricing. The Council's financial advisors determined that the HDC appraised value, after a 
30% adjustment for development soft costs, was $64,000 . Do note tJ1at this calculation 
arithmetically means that the appraised value before sofl costs is $92,000. (Actual soft costs 
typically vary widely by property characteristics.) 

The Council then applied an arbitrary 75% discount to the $64,0000 adjusted appraised 
value for purposes of setting the "initial value" at $16,000. (Also note that $16,000 is a mere 
17% of the full $92,000 appraised value.) 

There is no.financial universe where a 75% discount for initial pricing is appropriate or 
found. The excessive and large discount has no reasonable basis. It is egregious, capricious and 
mean-spirited. 

Typically small discounts (maybe 3% to 5%) are applied to valuations in lPOs with the 
purpose being to catalyze interest, jumpstart trading, and create a smooth and functioning 
market for the security. In all cases, the market then takes over pricing. Initial means initial, 
often a few minutes, not a decade. 

Here, the "initial value" of the HDC arbitrarily determined by the Council has been used 
for over a decade to underpay landowners. The "initial value" was never intended to be the just 
compensation value. The Act makes it clear that the Council was to develop a tdr program with 
an active marketplace for the buying and selling of HDCs between willing buyers and willing 
sellers. That never happened. 
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