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Prior COAH Round Site Consistency Review- Twin Ponds 

The Town of Clinton will address a portion of its prior round affordable housing obligation with 
the development of Country View Builder’s Twin Ponds Development Project.  The Twin Ponds 
Development site consists of two parcels (Block 1, Lot 60 measuring 11.9 acres and Lot 60.02 
measuring 5.36 acres) located at the extreme western boundary of the Town adjacent to Union 
Township.  The site is bounded by New Jersey State Highway Route 173 (Main Street) to the south 
and Rupell Road to the north.  Village Road separates the two parcels.  The applicant intends to 
develop only lot 60.02 the southern and smaller lot and permanently preserve the remaining 
larger parcel, lot 60, to the north.   
 
Regional Context of the Site 

The Twin Ponds site as depicted in the aerial photograph below is nearly surrounded by 
residential or institutional development with one exception to the east the Dumont Pond Park 
(labeled Lingerts Pond) a municipally protected park with public parking for the pond’s visitors.   
  

Edna Mahon
Correctional Facility

Twin Ponds Site 

Aerial Photograph of Twin Ponds Site Block 1 Lots 60 and 60.02 
 
 
Site History 

The Twin Ponds site was the subject of a Mt. Laurel Builder’s Remedy lawsuit in 1984.  The 
resulting Settlement Agreement required the site be rezoned to a Planned Unit development 
(PUD) zone district which provided for a variety of residential units and a moderate amount of 
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nonresidential floor area, as well as 18 on-site affordable units.  Subsequently, the site was 
rezoned to the PRD-P zone district, to account for the environmental constraints present on the 
site, and was approved for 48 multifamily market units and a payment in lieu of constructing 10 
affordable units in the amount of $200,000.  Since that approval in 2002, the project’s vested 
rights have expired.  Subsequently, the Town adopted in 2007 a Reexamination Report and in 
2008 a new Master Plan recommending increased density on the site to 3.60 dwelling units per 
acre with a 60 unit maximum and increased impervious coverage limitations to 65%.  These 
Master Plan recommendations as well as all other recommended revisions to the municipal 
implementing ordinances were put “on hold” while the municipality was weighing the benefits of 
Highlands Conformance.  On December 8, 2009, Clinton Town petitioned the Highlands 
Council for Conformance in both the Planning Area and the Preservation Area of the 
municipality.  As a result, the applicant and the Town have been engaged in informal discussions 
to move the project forward.  Currently, the applicant has informally agreed to provide 49 market 
rate residential units and 12 additional affordable units on-site in exchange for retention of the 
zoning density on the property.  The Town views this development as a necessary and favorable 
means of meeting a portion of its affordable housing obligation as well as the terms of the 
Builder’s Remedy.  
 
Utility Infrastructure and Capacity 
 
The Twin Ponds site is currently not listed as within the existing area served by either the Town 
of Clinton Highlands Domestic Sewerage Facility or the Town of Clinton Water Department; 
however, the site is adjacent to sites currently served and infrastructure extensions are readily 
available.  The Highlands Council Utility Capacity Technical Report as well as the Highlands 
Conformance Module 2, Highlands Build-Out Report indicate the Town of Clinton has available 
potable water and sewer capacity to serve this site.  The available wastewater capacity for Clinton 
Town is .135 MGD and potable water capacity is 5.42 MGM.   
 
Site Suitability: Council on Affordable Housing “COAH”   
 
Documentation of site suitability criterion and consistency with the State Development and 
Redevelopment Plan, “State Plan”, are found in COAH’s Third Round Substantive Rules at 
N.J.A.C. 5:97-3.13.  The Twin Ponds site Block 1, Lot 60.02 is suitable to produce affordable 
housing as follows: 
 

� There are no encumbrances which preclude the development of affordable housing on 
the property.  The applicant has free and clear title. 

 
� As noted above the site is adjacent to similar scale residential land uses and other 

compatible land uses and has access to appropriate streets.  The site can be accessed by 
Rt. 173 (Main Street) and Village Road. A multi-family residential neighborhood is 
located to the west in Union Township and the east in Clinton Town is a single-family 
residential neighborhood, open space and commercial uses.  
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� As noted above, the site can adequately be served with potable water and wastewater 
using available capacity from the Town of Clinton Water Department and Clinton 
Highlands Domestic Sewerage Facility #0020389: the Clinton Water treatment Plant. 

 
� The site can be developed consistent with the Residential Site Improvement Standards. 
 
� The Site is located in Planning Area 2 of the adopted State Development and 

Redevelopment Plan Policy Map which is a preferred location for affordable housing. 
The site is therefore consistent with the State Plan. 

 
� The site is located within the New Jersey Highlands Planning Area, Existing 

Community Sub-zone which is a preferred location for new development, utility 
extensions, and affordable housing.  Further consistency discussion with the 
Highlands Water Protection and Planning Act will be provided in detail below. 

 
� The site can be developed in accordance with all other state regulations such as those 

of the Department of Environmental Protection (“DEP”). 
 
� There are no historically or architecturally important structures on the site, and the site 

is not part of an historic district.  The development of the subject site will not have a 
negative impact on the Town’s historic sites or district.  

 
 
Highlands  Regional Master Plan Consistency Review 
 
The Highlands Council has generated a consistency analysis tool which can detail site specific 
Highland’s environmental constraints as outlined in the Highlands Regional Master Plan, 
(“RMP”).  This Highlands Consistency Review Report is attached in its entirety as Appendix A.  
The following outline will discuss site consistency issues identified in the consistency report and 
provide initial ideas for addressing them.  During the Plan Conformance process, the Town looks 
forward to working cooperatively with the Highlands Council and its staff to facilitate the 
development of this and other affordable housing sites in order to completely address the 
municipality’s obligation.  
 
Highlands Areas 
 
The Twin Ponds Development site is located within the Highlands Planning Area and Existing 
Community Sub-zone.  A portion of the northern parcel, Lot 60 which is to be preserved, is also 
located in the Lake Community Sub-zone due to its proximity to the Spruce Run Reservoir.  The 
Existing Community Sub-zone is defined in the RMP as areas of regionally significant 
concentration signifying existing communities.  This zone is intended to allow the expansion of 
public water and wastewater systems to serve new areas of development.  Affordable housing 
projects where affordable units exceed 10% of the project are intended to have priority for capacity 
and expansion of public utility service areas.  The Twin Ponds project is proposed to have 20% 
affordable housing set-aside. 
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The Highlands Consistency Report cites RMP policies and objectives specific to the Twin Ponds 
Site.  Policy 6F3 seeks to ensure new development incorporates smart growth principles and does 
not adversely affect natural resources.  The Town will seek to ensure the site’s sensitive 
environmental development as much as is practicable and that the construction adheres to smart 
growth principles such as compact design and proximity to transportation infrastructure.  Policy 
6F4 and 6F5 seek to ensure new development is adequately served by public utilities and 
community facilities and that existing community character is maintained.  The Town and the 
applicant will demonstrate the adequacy of both utility infrastructure and existing community 
facilities.  The neighboring multi-family residential development in Union Township is of a 
similar character and density as the proposed development.  Many of the other adjacent land uses 
are similarly residential.  The Town supports the Twin Ponds Development as consistent with the 
existing community character.  
 
Forest Resources 
 
The Portion of the Twin Ponds Development Site, Block 1 Lot 60.02, which is to be developed as 
an inclusionary housing project hereinafter known as “the site” is wooded but is not identified as 
a Highlands Forest Resource Area.  In addition, no Highlands Forest Resource Areas are located 
on any parcel adjacent to the site.  None of the RMP Objectives or Policies regarding Forest 
Resource Areas pose limitations to development of the site.  However, the site is included in the 
larger region as part of the High Integrity Forest Subwatershed.  The RMP recognizes these 
wooded lands as valuable to the overall subwatershed even if they do not meet the criterion for 
Highlands Forest Resource Areas.  RMP Policy 1B3 does apply to the site and requires limitation 
to the greatest extent practicable on deforestation of forested lands within the High Integrity 
Forest Subwatershed within the Existing Community Sub-zone.  Development of the Twin Ponds 
site will require significant deforestation to accommodate the necessary density of housing.  The 
Town and the applicant propose to mitigate the impact on the High Integrity Forest 
Subwatershed area by planting additional trees on the parcel to be permanently preserved to the 
north, Lot 60.  The Town looks forward to working with the Highlands Council in planning for 
the resource enhancement and preservation of this parcel.   
 
Highlands Open Waters Buffers and Riparian Areas 
 
The site is approximately 75% encumbered by both Highlands Open Waters Buffers and Riparian 
Areas of Moderate Integrity.  It appears that the open water features are the “twin” ponds in the 
region and possibly a channelized portion of an existing unnamed tributary of the South Branch 
of the Raritan.  The Town and the applicant propose to accurately map the subject Highlands 
Open Water features on site and to obtain a NJDEP Wetlands Letter of Interpretation as 
documentation.  A mitigation plan for on site disturbance of the buffers reliant upon RMP 
Objective 1D4H will be proposed and implemented.  In addition, enhancement of the functional 
value of the existing buffers, water quality of existing open waters, and habitat value of the 
riparian area on the preserved Lot 60 will be explored in cooperation with the Highlands Council 
and staff.  
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Net Water Availability 
 
The site is located in a water deficit area.  The Net Water Availability by HUC 14 is identified as     
(-0.99) - (-0.10) MGD.  The Town and the applicant propose to address the water deficit in 
concert with the municipality’s Water Use and Conservation Plan, (“WUCP”).  This Plan, a pilot 
program for the Highlands Area, is currently under development and will certainly be the first 
adopted in the region.  If feasible and as directed by the WUCP, the inclusionary development on 
Lot 60.02 and the preservation of Lot 60 will help to mitigate the existing deficit in the 
subwatershed. 
 
Well Head Protection Area 
 
The site is within a Tier 1 Well Head Protection Area which means there exists a two year time of 
travel for ground water within this area to reach a public water supply well.  RMP Objective 2H2a 
prohibits land uses which have significant potential to result in discharge of pathogens to ground 
water or to land surfaces within a tier 1 Well Head Protection Area.  This Objective also requires 
construction of sewer lines to prevent seepage of untreated sewage into ground water.  The Town 
and the applicant will comply with the requirements of this Objective. 
 
Objective 2H4b encourages stormwater reuse to minimize stormwater discharge volume in a Tier 
1 Well Head protection Area.  The Town and the applicant will explore the reuse of stormwater 
from the development. 
 
Objective 2H5c ensures development activities implement best management practices to protect 
the quality of ground water within Well Head Protection Areas.  The Town and the applicant will 
explore best management practices for ground water protection. 
 
Public Community Water Systems 
 
The site is currently not connected to the public water system, but existing capacity is available 
and connections are convenient on adjacent parcels.  The RMP limits extension of public water 
utilities; however, the site is located in the Existing Community Sub-zone where development at 
higher densities served by public utilities is encouraged.  In addition, RMP Policy 2B6 requires 
interagency coordination including a Water Use and Conservation Plan for new or extended water 
service areas to eliminate new water deficit and where feasible help to mitigate existing deficits.  
The Town and the applicant will rely upon the WUCP when water service is extended to the site. 
 
Agricultural Resource Area 
 
 The site is not within a Highlands Agricultural Resource Area. 
 
Public Transit Sites 
 
The Highlands RMP Objective 5E1b promotes a reduction in vehicle miles traveled by locating 
new development within close proximity to rail stations and along bus routes.  The site is adjacent 
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to a private bus route although it is unclear if a stop is within ½ mile of the site.  The site is within 
a ½ mile of a park and ride site. 
 

 
W:\5000's\Town of Clinton\Highlands Conformance\MOD 3 COAH\Twin Ponds HCR\Final\Prior Round Site Consistency 
Review Twin Ponds.doc
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Appendix A: Highlands Regional Master Plan Consistency Report 
 
Twin Ponds Inclusionary Housing Development   
 
Town of Clinton : Block 1, Lot 60 to be preserved  and 60.02 to be developed. 
 
 
 
























































































































































