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INTRODUCTION

The Township of Rockawayis located in the New Jersey Hiplands Region It is one of 88
municipalities protected by and subject to theprovisions of the Highlands Water Protection

a A 01 ATTET C ! A6GN.JSA(18:2Fet s&d). An@ Highfadds Actvas enacted

by the StatelLegislature on August 10, 2004or the purpose of protecting, enhancing and
restoring Highlands natural resources, in particular water resources, which provide
drinking water to over 5 million New Jersey residentsThe Highlands Act created the
(ECEI ATAO 7AO0A0 001 OAAQCEIT AT A ol ATTETC #I
with crafting a comprehensive master planfor the Highlands Region.

Ol AEI

To complete that task, the Highlands Council engaged in faur-year planning process
involving extensive scientific and technical analysis of the Region, along with an intensive
program of public outreach and partigpation. The Highlands Council solicited the advice
and input of all stakeholders and interested parties through a variety of means, including
ABO 110 TEIEOCAA Oiq ETEOEAOQEIT 1T &£ OEA OOAOOT A
government representatives;formation of 18 Technical Advisory Committees compsed of
technical experts and practitioners in relevant fields such as land use planning, engineering,
agriculture, real estate appraisal, transportation, and business; and development of the
O. A O x | fartinhfdr infArmation -sharing and outreach to the general public. In addition,
the Highlands Council has held and continues to adhere to a regular schedule of open public
meetings providing continuous opportunity for public comment, and has provided for on
going data sharing and access to information through its internet website.

The HighlandsRegional Master Plan (RMPyas adopted by the Highland Council on July

17, 2008, and becameeffective on September8, 2008. As the product of a long-term,

participatory, and region-wide planning effort, the RMP igrepresentative of the collective

OAOPT T OA T &£# OEA xEAAO AT i1 O61T EOQU O1 OEA , ACEOI AC
master plan. The Township places value in the regional planningprocess that was

undertaken to fully developthe RMP and acknowledgets role in furthering th e vision that

it represents.

The HighlandsRegion encompasses some343 square miles in the northwest part of New
Jersey. The Highland#ct designates about half of the severcounty Region as Preservation
Area (415,000 acres) andhe other half as Planning Area (445,000 acres).he Act requires
that jurisdictions having lands in the Preservation Area conform to thélighlands RMPwith
respect to that areawhile for lands located in the PlanningArea, conformance is voluntary.

The Township of Rockawayis locatedpartially in each, the Preservation and Planning Area

The municipality affirmatively seeks to algn its land use planningprogram with the

provisions of the RMPwith respect to the whole of the municipality. For purposes of this

document, thesdlands shall henceforth beD A £A O O A A TolvihshipCE CCEHAATORN® ! OAA8 6
to voluntary conformance for the Planning Area, he Governing Body adoptedGeneral

Ordinance # __ on ____ (insert dat€ownship will insert prior to adoptior} indicating its

intention to revise the municipal Master Plan and development ordinancess applicable to

-3-
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the development and use of land in the Planning Area, to conform with the goals,
requirements, and provisions of theHighlands RMP) This supplement to the Township
-AOOAO 01 AT h AAOEXCT% QR AA T @A fireDskepqoribabicidving

full conformance with the HighlandsRMP.

The Highlands Elementsets forth the policies that shall guide the future land use and
development ofthe Township Highlands Area. It provides the rationale and the framework

for the adoption of land use regulationsthat are protective of Highlands resourcesand

consistent with the HighlandsRMP. With regard to specific regulatory requirements, these

shall apply primarily (but not exclusively) to non-exempt land u® activities in the

Highlands Area. O. FAIGAT P06 1T AT A OOA AT AusdsAcivities, andl AT O OA £/
development projects not expressly listed as exemptions in the Highlands Act (N.J.S.A.
13:20-28). Highlands Act exemptionsDPAOOAET Ol @8 AdpibvEhechts ddd A OE OE
development projectsé With the exception of the lands of federal military installations

existing at the time of enactment of the Highlands Acthe exemptions donot apply across

the-board to lots, tracts, or any other divisions ofland, whether existing or proposed at the

time of passage of the ActLand use activities improvements,and development projects

that are exempt from the Highlands Act shall remain subject to all other applicable
provisions of the underlying municipal Mager Plan, Zoning andLand Use Ordinances, and
Development Regulations.

The Highlands Elementamends or creates in limited form (where not already existing),
each of the components of thanunicipal Master Plan asprovided in the sections that
follow. The Hghlands Element is intended to apply in conjunction with the language of the
existing Township Master Plan to the maximum extent feasible. In the event of conflicts
between the two, the Highlands Element shall supersedainless the existing municipal
Master Plan provisionsare more restrictive.
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POLICIES GOALS & OBJECTIVES

The Township Highlands Areaencompasses thewhole of the municipality. It consists of
approximately 29,405 acres of land (see Exhibit A, Township Highlands Area)Of the total
acreage approximately 17,823 acres (60.6 percent) lies within the Highlands Preservation
Area while 11,582 acres(39.4 percent) lies within the Planning Area.

The Township Environmental Resource Inventory (ERI)(prepared by Burgis Associates
and dated June 2009) [Township will update when final] provides detailed information
concerning the physical features, natural resources and specific characteristics of the
municipal Highlands Area The municipal ERI includes all of the information available
through the Highlands Regional Master Plan and supporting technical documents, which
document the wide array of naturaland cultural resources that characterize the Newlersey
Highlands Region.

The municipality recognizes theunique value ofthe Township Highlands Area and seeks to
protect and enhance it, in keeping with the Highlands Acand the Highlands RMP.

Accordingly, the overarching land use policy with respect tothe Township Highlands Area

is to place priority emphasis on theprotection, enhancanent and restoration of Highlands

natural and cultural resources while ensuring that land use and development activities
therein occur only in a manner and locatiorthat is consistentwith the Highlands RMP.

In keeping with this policy, the following goalsof the Highlands Actand Highlands RMRare
embraced by the municipality and shall guide the land use and development of the
Township Highlands Area:

A. PRESERVATIOMREAGOALS

1. To protect, restore, and enhance the quality and quantity of surface and ground
waters;

2. To preserve extensive and, to the maximum extent possible, contiguous areas of
land in its natural state, thereby ensuringretention of the unique and significant
natural, scenic, and other resources representative of theownship Highlands Area

3. To protect the natural, scenic, and other resources of thEownship Highlands Area
including but not limited to contiguous forests, wetlands, vegetated teeam
corridors, steep slopes, and critical habitat for fauna and flora;

4. To preserve farmland, historic sites, and other historic resources;
5. To preserve oudoor recreation opportunities on publicly owned land;
6. To promote conservation of water resources;

7. To promote Brownfield remediation and redevelopment where applicable

-5-
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8. To promote compatible agricultural, horticultural, recreational, and cultural uses
and opportunities within the framework of protecting the environment of the
Township Highlands Area; and

9. Toprohibit or limit to the maximum extent possible construction or development
which is incompatible with preservation ofthis unique area

B. PLANNINGAREAGOALS

1. To protect, restore, and enhance the quality and quantity of surface dnground
waters;

2. To preserve to the maximum extent possible any environmentally sensitive lands
and other lands needed for recreation and conservation purposes;

3. To protect and maintain the essential character of théfownship Highlands Area
environment;

4. To preserve farmland, historic sites, and other historic resources;

5. To promote the continuation and expansion of agricultural, horticultural,
recreational, and cultural uses and opportunities;

6. To preserve outdoor reaeation opportunities on publicly owned land;
7. To promote conservation of water resources;
8. To promote Brownfield remediation and redevelopment where applicable

9. To encourage as applicable, andconsistent with the State Development and
Redevelopment Plan and smart growth strategies and prciples, appropriate
patterns of compatible residential, commercial, and industrial development,
redevelopment, and economic growthin or adjacent to areas already utilized for
such purposes, andto discourage piecemeal, scattered, and inappropriate
devedopment, in order to accommodate local growth and economic development in
an orderly way while protecting the Township Highlands Areaenvironment from
the individual and cumulative adverse impacts thereof; and

10. To the extent applicable: To promote localtransportation opportunities that are
consistent with smart growth strategies and principles

C. GENERALPURPOSE®FZONING

The aforelisted goals forthe use and development of lands located within th&ownship
Highlands Area are consistent with andntended to apply equally andin conjunction with
the purposes of zoning as expressed by the New Jersey Municipal Land Use Law (MLU
(N.J.S.A. 40:55D et seq). Nothing in the body of the Highlands Element shall be construed

-6-
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to imply that the provisions of the MLUL are not also applicable to theTownship in
exercising its authority to engage in land use planning and regulation pertinent to the
Highlands Area.

Theintents and purposes of the MLUL (N.J.S.A. 40:551) are expressly incorporated herein
for application to Township land useplanning and management of the Highlands Areas

follows:

a.

To guide the appropriate use or development of all landsinder Township
jurisdiction, in a manner which will promote the public health, safgt morals,
and general welfare;

To scure safety from fire, flood, panic and other natural and mamade
disasters;

To provide adequate light, air and open space;

To ensure that the development ofthe Township does not conflict with the
development and general welfare of neighboring municip#ies, the county, or
the state as a whole;

To promote the establishment of appropriate population densities and
concentrations that will contribute to the well-being of persons, neighborhoods,
communities and regions and peservation of the environment;

To encourage the appropriate and efficient expenditure of public funds by the
coordination of public devdopment with land use policies;

To provide sufficient space in appropriate locations for a variety of agricultural,
residential, recreational, commercal and industrial uses and open space, both
public and private, according to their respective environmental requirements in
order to meet the ne=ds of all citizens;

To encourage the location and design of transportation routes which will
promote the free fow of traffic while discouraging location of such facilities and
routes which result in congestion or blight;

To promote a desirable visual environment through creative development
techniques and god civic design and arrangement;

To promote the conservaton of historic sites and districts, open space, energy
resources and valuable natural resources in th&ownship and to prevent urban
sprawl and degradation of the environmemthrough improper use of land;

To encourage planned unit developments where appropriate, which
incorporate the best features of design and relate the type, design and layout of
residential, commercial, industrial andor recreational devdopment to the
particular site;
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I.  Toensure sufficient availability ofsenior citizen community housng;

m. To encourage coordination of the various public and private procedures and
activities shaping land development with a view of lessening the cost of such
development and tothe more efficient use of land;

n. To promote utilization of renewable energy resouces; and

0. To promote the maximum practicable recovery and recycling of recyclable
materials from municipal solid waste through the use of planning practices
designed to incorporate the State Recycling Plan goals and to complement
municipal recycling programs.

D. RELATIONSHIPBETWEENHIGHLANDSACT & MLUL

The Municipal Land Use Law gives authority to New Jersey municipalities to govern land
use and development within their borders. The Highlands Act augments that authority to
allow municipalities the power to enforce the goals, policies, objectives, and programs of the
Highlands Regional Master Plan. The Highlands Act and the RMP together provide the
regional perspective from which local decisions and actions will emanate.

As a result of the passage of the Higiids Act, the future of land use planning has
significantly changed for both municipalities and counties in the Highlands Region. The
New Jersey Supreme Court, in upholding the constitutionality of the Highlands Act @FP,
LLC v. State 197 N.J 418 (2onyqh AZA£ZFEOI AA OEA 1 pPAI 1T AOA
emphasized the broad scope of the Highlands Act to protect the natural and agricultural
resources of the Highlands through a coordinated system of regional land use controls. The
Highlands Act createsa system in which a regional plan is designed to be implemented
primarily through local government units. The net effect is that the statutory authority of
local government units in the Highlands Region, inclusive of that provided under the
Municipal Land Use Law (MLUL), is not preempted by the Highlands Act, but rather is
supplemented through the passage of the Highlands Act and the adoption of the Highlands
Regional Master Plan.The Highlands Act provides, through the conformance of municipal
master plans and ordinances with the Highlands RMP, authorities for municipal regulation
that are in addition to those of the MLUL.

Accordingly, the criteria for approval of development applications under the ordinances
that ultimately effectuate this Highlands Elenent will incorporate aspects of both the
Municipal Land Use Law and the Highlands Acfo the extent that MLUL criteria for
approval of variances, waivers, exceptions and/or any other relevant aspect are altered or
supplemented by provisions indicated in he Highlands Element, authority for such
modifications derives from passage of the Highlands Act

1. A waiver may be issuedor authorized by the Highlands Council on a casey-case
basis from the requirements of the RMP or any amendments to a master plan,
development regulations, or other regulations adopted by a local government unit

-8-
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specifically to conform them with the RMP: 1) if determined to be necessary in order
to protect public health and safety; 2) for redevelopmentin accordance with a
Highlands Redevelopment AreaDesignation(see Land Use Plan, Section;®r 3) in
order to avoid the taking of property without just compensation. Any waiver issued
shall be conditioned upon a determinatio that the proposed development meets
the requirements prescribed for a finding as listed in Section 36.a of the Highlands
Act to the maximum extent possible Waivers to requirements of the RMP are
addressed separately fromNew Jersey Department of Enviromental Protection
(NJDER waivers to its Highlands Preservation Area regulations at N.J.A.C. 7:38.

2. Variances for density of development(i.e., permitted number of dwelling units per
acre) in excess of that permittedby a Land Use Ordinanceahat has beenapproved
by the Highlands Council for conformance with the RMP, or for any use, bulk
standard, or other requirement of such Ordinance that would result in an increase in
the permitted use of septic systemyield shall be authorized bythe Highlands
Council only where: 1) water availability, water supply utility capacities and either
wastewater utility capacites or septic system yieldare in excess ofdevelopment
yield based onmunicipal zoning limitations and moreover, are sufficient to support
the development proposal; 2) Highlands resourceswill not be adversely affected by
virtue of the proposedincrease in density oruse ofseptic systemyield; and 3)the
applicant secures Highlands Development CreditdHDCs)in sufficient quantity to
meet criteria to be set forth and established by theHighlands CouncilThis provision
shall not apply in the case of a variancaequested pursuant to a specific
developmentor land use activitythat is exempt from the Highlands Act.

3. With respect only to the Preservation Area the Highlands Council will coordinate
with NJDEP during Highlands permit review for any major Highlands development
including the review of waivers on a casdy-case basis: 1) if determined to be
necessary in order to protect public health and safety; 2jor redevelopment in
accordance with aHighlands RedevelopmentArea Designation (see Land Use Plan,
Section F) or 3) in order to avoid the taking of property without just compensation.
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LAND USE PLAN

A. HIGHLANDSZONESAND SUB-ZONES

The Township Highlands Area includes the Highlands Zones andiub-Zones listed and

describedbelow. TheseZones are configured as depicteth Exhibit A ((0’ownship Highlands

Aread) and are herewith incorporated into the Land Use Plaras an overlay to the existing
Land UsePlan. The Highlands Councildelineation of Highlands Zones finds basis in the
underlying natural resources the extent of existing developmentand supporting

infrastructure, and the potential to support new development and/or redevelopment.
Highlands Zones are inteded to ensure that the density and intensity of future

development and/or redevelopment do not exceed thecapacity of the land natural

resources,and existing infrastructure to support it.

The HighlandsZonesin Rockaway Townshipinclude two primary zones (the Protection
Zoneand Existing Community Zone) andhree sub-zones (Wildlife Management SubZone,
Existing Community ZonezEnvironmentally Constrained Sub-Zone, and lake Community
Sub-Zone) each withits own purpose, applicationand development criteria

1. Protection Zone. The Protection Zone consists of the highest quality natural
resource value lands that areessentialto maintaining water quality, water quantity
and sensitive ecological resources and processes. Land acquisition is a high priority
for lands in the Protection Zone and development activities will be extremely
limited . Any development will be subject to stringent limitations on consumptive
and depletive water use, degradation of water quality, and impacts to
environmentally sensitive landsand natural resources

a. Wildlife Management Sub -Zone. The Wildlife Management SubZone consists
of areas managed by the United States Fish and Wildlife Service as pdrtihe
National Wildlife Refuge Systemand lands within the Wildlife Management
I OAA 3UOOAT AAI ET EOOAOAA AU OEA . *3$%0
Land Management. These areas are part of a network of lands and waters for
conservation, managemet) and where appropriate, restoration of fish, wildlife
and plant resources and their habitats and permit compatible wildfe-
dependent recreational uses.

2. Existing Community Zone. The Existing Community Zoneconsists of area of
concentrated developmentrepresenting existing communities. These areas tend to
have limited environmental constraints due to previous development patterns, and
may have existing infrastructure that can suppar additional development andor
redevelopment. Where served by adequate supporting infrastructure, lands within
the Eisting Community Zone are suited to higher densiies and intensities of
development (see Section C, belowthan other Zones.This Zone has the greatest
potential to accanmodate mixed-use development projects and centerbased
planning initiatives, generally.

-10-
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a. Existing Community Zone zEnvironmentally Constrained Sub -Zone. The
Existing Community ZongEnvironmentally Constrained SubZone consists of
significant contiguous crtical habitat, steep slopes and forested lands within the
Existing Community Zone that should be protectedrdm further fragmentation.
4EAU OAOOA AOG OACEIT Al EAAEOAO OOOADPDPET C (
habitat and forested areas. As such, thegre not appropriate for significant
development, and are best served by land preservation and protection.
Development is subject to stringent limitations on consumptive and depletive
water use, degradation of water quality, and impacts to environmentally

sensitive lands.

b. Lake Community Sub-Zone. The Lake Community SubZone consists of
patterns of community development that are within the Existing Community
Zone within 1,000 feet of lakes. Lakesare defined to include thoselO acres or
greater in size with lake mamagement areas consishg of lands within the first
1,000 feet (or less,depending on the protection focus) from the lake shoreline
The purpose for the subzone isto protect and enhancewater quality, resource
features, shoreline recreation, scemi quality, and community character. This
zone incorporates unique regulatory requirements to prevent degradation of
water quality, harm to lake ecosystems and watershed pollution, while
promoting natural aesthetic values within the Existing Community Zone

In light of the significant environmental constraintsthat affect many of the Highlands Zones
and SubZones, future growth should be channeledinto compact centers within them,
where feasible, provided suitable locations can be identified Suc development must
incorporate smart growth principles and should be designed at densitieqsee Section C,
below) appropriate to the Zone, the community character, and theapacities of the water
and wastewater systemg(including septic systems) thatsupport them. The Planning Board
will examine the potential for such opportunities.

B. LANDUSES

The intents and purposes for each municipal land use category or zoning district, as set
forth by the underlying Land Use Planare herewith amended to recognize andjive priority
to the intents and purposes listed above for the Highlands Zones and Sidbnes As to land
use classifications (eay., single or multi-family residential, commercial, industrial) and
specific permitted land uses,a thorough review and comparson between municipal and
Highlands Zones and SukZones must be undertaken to assess compatibility and to
determine whether zoning amendments (pertinent to non-exempt development) are
necessary to achieve consistencyUntil such time as thatexamination is complete,
permitted uses shallremain in effect for non-exempt development, with the significant
caveat that each is subject tocompliance with: a) all resource constraints (discussed at
length in the Conservation Plan Element b) all applicable provisions of both the NJDEP
Highlands Water Protection and Planning Act Rules (N.J.A.C. 7:3@)d the New Jrsey

-11-
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Department of Agriculture (NJDA) Agricultural Development in the Highlands Rules (N.J.A.C.
2:92); and c) the density and intensity requirements set fath in the section that follows
(see Section C, Density and Intensity of Development)

Specificimmediate changes to permitted useswill include the following, eachpending the
adoption of implementing ordinanceprovisions approved by the Highlands Council

1. Carbonate Rock Area. Upon adoption of the appropriate regulatory provisions, the
following principal and/or accessory uses and/or structures, where otherwise
permitted by the municipal ordinance, shall be explicitly prohibited from any
pi OOEIT 1T &£ OEA (ECEI ATAO ' OAA AAOGECT AGAA A (¢
delineated in the Conservation Plan Element) or from any lands identified as
draining into a designated Carbonate Rock Areaolid waste landfills, hazardous
waste storage and disposal facilities, hazardous materials storage and handling
facilities, and underground storage tanks.

2. Prime Ground Water Recharge Area. Upon adoption of the appropriate regulatory
provisions, any principal and/or accessory useor structure related or devoted to
such use, which igdesignated as a Major Potential Contaminant Source (PCS) by the
Highlands Council(see AppendicesA and Q, where otherwise permitted by the
municipal ordinance, shall be expressly prohiied from any portion of the
Highlands Area delineated as &Prime Ground Water Recharge Aréa j AO AAZET AA
and delineated in the Conservation Plan Element)

3. Wellhead Protection Area (Tier 1) . Upon adoption of the appropriate regulatory
provisions, any principal and/or accessory use or structure related or devoted to
such use, whichs listed as aMajor or Minor Potential Contaminant Source (PCSyr
which is designated by the Highlands Council as a potential source of pathogenic
contaminants (see Appendices A B and O, where otherwise permitted by the
municipal ordinance, shall be expressly prohibited from any portion of the
Highlands Area delineated as\ Ti€) 1 Wellhead Protecton! OAAS j AO AAEET AA
delineated in the Conservation Plan Element).

4. Wellhead Protection Area (Tier 2). Upon adoption of the appropriate regulatory
provisions, any principal and/or accessory use or structure related or devotd to
such use which is designated as a Major Potential Contaminant Source (PCS) by the
Highlands Council (see Appendies A and Q where otherwise permitted by the
municipal ordinance, shall be expressly prohibited from any portion of the
Highlands Area dé ET AAOAA A OhAMA AO40EQN QO AA OFEAITTT | OAAG j AO
delineated in the Conservation Plan Element).
5. Highlands Special Environmental Zone. Upon adoption of the appropriate
regulatory provisions, the permitted principal and accessory uses (andany
structures related or devoted to such uses) applicable to ankand falling within a
designatedO( ECEBARABAT %l OEOIT1 AT OAl :1T1TAd j AO Al

-12 -
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the Land Preservation & Land Steward$ip Plan Element) shall be modified such
that they remain valid only in conjunction with a waiver permitting such use from
the Highlands Council

C. DENSITYANDINTENSITYOFDEVELOPMENT

The physical potential for development and/or redevelopmentin eachHighlands Zone and
Sub-Zone of the Township Highlands Areais limited by existing natural features, resource
protection priorities, and the capacity of the land and available infrastructure to support it.
This section sets forth acapacity-basedplanning framework intended to ensure that future
development and redevelopment do not exceed carrying capacity.

To the extent that the existing development density and intensity standardsof the

underlying zone districts (as defined and applied under theexisting Land Use Plan and
Zoning Ordinance)are consistent with the parameters of this section, theyshall remain in

effect. Where any density or intensity goals of theexisting Land Use Plarmare inconsistent
with these limits, they are herewith modified with respect to the Highlands Area, to the
extent necessary to coform to the Highlands RMP. For purposes of these provisions

density of development standards refer to the requirements of the underlying Zoning

Ordinance that regulate the permitted number of dwelling urits per acre of land whether

specifically definedas density standards or set forth asminimum lot size requirements for

application to specific zoning districts. Intensity of development standards refer to those

requirements used to define the relationslip between the permitted extent form and

location of development d a lot, to the size, shapend configuration of the lot on whichit is

situated (e.g., floor area ratio, building coverage, building heighyard setbacks,number of

stories).

In the context herein, modifications to the underlyingdensity or intensity of development
standardswill occur only to the extent that existing standardsconflict with provisions of the
Highlands Act, NJDEPreservation Area Rulesor RMP, in particular those conceming water
availability or available septic systemyield. Thesemodifications shall not apply to lawfully
existing or approved development in the Highlands Areaat the time of adoption of the
ordinances that effectuate such provisions. They shall apply, however,if modifications or
improvements to such existing development result in an increase in demand for water
availability or septic systemyield (excluding any increase directly attributed to exercise of a
Highlands Act exemption).

Permitted densities and intensities of development shalkomport with the provisions of the
Highlands RMP, Highlands Council Technical Reportand all data related thereto, and the
applicable provisions of the Preservation Area Rules adopted by th&lJDERN.J.A.C. 7:38).
As provided therein, he framework for setting development density/ intensity guidelines
relies primarily on water and wastewater capacity analyses,with natural resource
constraints to be applied largely on a projectspecific basisat the development review level

Permitted density and intensity allowances for the Highlands Area must also reflect
municipal intents with respect to growth and developnent of the community. A
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comprehensive analysis will be required as followup to adoption ofthe Highlands Element,
to determine specific density and intensity allowances fofuture non-exempt development
within the Highlands Area. The Board will, with theassistance of its professionals, complete
this analysis to determine: 1) the capacity for future growth and development of the
Highlands Area(based on the RMPTechnical Reports, NJDEP RulesP) the extent to which
such growth may beappropriate within t he relevant portions of the community; and 3) the
specific allocation of such growth and development over thélighlands Zbnes and Sub-
Zones. (This analysis will take place with assistance from the Highlands Council after the
Township has achieved Basic PtaConformance.)

Until such time as the full analysis can be completed, applications for development within
the Highlands Area require reviews for consistency on a projediy-project basis. The major
criteria for assessing the proposed density/intensity ofdevelopment include the following:

1. Base Maps/Data. Base data regardingvater availability and wastewater treatment
capacity appearin the technical information provided in the Conservation Plan and
Utility Services Plan Elemend, which includes associatel mapping identified as
Exhibits Q, U, and V. These include, respectively, theTownship Highlands Area Net
Water Availability Map, Public Community Water Systems Mamnd Highlands
Domestic Sewerage Facilities MafAll are herewith adopted and incorporated as a
component of the Highlands Element.

2. Water Availability . As provided under Conservation Plan Element Section G,
Water Resources Availability.

3. Public Water Supply and Wastewater Utilities.  Where properties are served by
existing water and wastewater utility infrastructure having sufficient available
capacity, the density and intensity of new development shall be consistent with the
requirements of existing zoning.

4. Public Water Supply Utilit ies z Key Provisions

a. Preservatio n Area. New, expanded, or extended public water systems are
prohibited unless approved throughissuance ofeither a Highlands Applicability
Determination indicating that a project is exempt from the Highlands Actor a
Highlands Preservation Area ApprovaWith waiver pursuant to N.J.A.C. 7:38.

b. Planning Area z Protection Zone and Environmentally -Constrained Sub-
Zones. New, expanded, or extended public water systems are permitted only
where approved by the Highlands Council.

c. Planning Area z Existing Community Zone (excluding Environmentally-
Constrained SubZong including Lake Community SutZone€). Expansion or
creation of public water systems is permitted to serve lands which are
appropriate for Transfer of Development Rights(TDR) Receving Zones infill
development, or redevelopment; toaddresspublic health and safety or to serve
new areas for development thataddressall other requirements of the RMP.
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5. Wastewater Utilit ies z Key Provisions

a. Preservation Area . New, expanded or extended wastewater collection and
treatment systems and community omsite treatment facilities are prohibited
unless approved through issuance of either a Highlands Applicability
Determination indicating that a project is exempt from the Highlands Actor a
Highlands Preservation Area Approval withwaiver pursuant to N.J.A.C. 7:38.

b. Planning Area z Protection Zone and Environmentally -Constrained Sub-
Zones. New, expanded or extended wastewater collection and treatment
systems and community orsite treatment facilities are permitted only where
approved by the Highlands Council.

c. Planning Area Zz Existing Community Zone (excluding Environmentally-
Constrained SubZone, but including Lake Community SukbZone). Expansion or
creation of wastewatercollection and treatmentsystemsand community on-site
treatment facilities are permitted: to serve lands which are appropriate for
designated TDR ReceivingZones, infill development, or redevelopment;to
address public health and safety or to serve new areas for development that
address all other requirements of the RMP.Such systems and facilities will be
subject to all conditions of approval associated with amended Areawide Water
Quality ManagementPlans, as authorized by the NJDEP in coordination with the
Highlands Council.

6. Septic Systems z Key Provisions

a. Major Highlands Development, Preservation Area. Development proposals
involving the installation of one or more new individual subsurface disposal
systems (or aggregate of equivalent disposalnits as provided at N.J.A.C. 7:38)
shall meet NJDEPseptic system density requirements as set forth at N.J.A.C.
7:38. In the case of Glster Development the septic system density for the
developed portion of the site shall be based on a nitrate dilution targetot to
exceed 10 mg/L, determined by application of themodified Trela-Douglas
Nitrate Dilution Model, as provided below.

b. Non-Major Highlands Development, Preservation Area and all
Development, Planning Area.

i. Nitrate Targets . The following nitrate dilution targets shall apply to
the calculdion of septic system yields

e Existing Community Zone (and Sub-Zones) z 2 mg/L,
maximum
e Protection Zone (and Sub -Zones) z 0.72 mg/L, maximum

ii. Cluster Development Nitrate Targets . New residential cluster
development (see Section Dyhall have a gross sept system density
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V.

(for all parcels involved in the development proposal) based on the
nitrate dilution target applicable to theHighlandsZone (6b.i, above).
The septic system density for the developed portion of the site
however, shall bebased on a nitrate dilution target not to exceed 10
mg/L.

Septic System Density/Yield. Septic systemdensities will vary not
only on the basis of nitrate targets for each Zone (as above), but by
HUC14 subwatershed,on the basis of drought ground water
recharge.Septic system yields will further vary based on the amount
of undeveloped and underdeveloped lands where septic system
densities can be applied.

Nitrate Dilution Model. Development proposals involving any need
for new or increased eptic system capacity shall demonstrate
compliance with the nitrate targets in 6b.i and, where applicable,
6b.ii above Such compliance shall beletermined by application of

one ofthe following methods:

e The modified Trela-Douglas nitrate dilution model used by the
NJDEP (for more information see
http://www.highlands.state.nj.us/njhighlands/planconformance
), but with recharge based on drought anditions. This model
provides the minimum acreage requiredper septic system,to
ensure that recharge is sufficient to achieve a specified nitrate
dilution target. The following factors, representative of aone-
family household, or wastewater generation 6 300 gallons per
day, shall be used as inputs to the modela household size of 4
persons, average nitrate loading of 10 pounds per person per
year, and drought ground water recharge for the HUC14
subwatershed as dilution

e Thechart of minimum average la sizes by HUC14 subwatershed
and Highlands Zone (including sufzones) provided by the
Highlands Council indicating the minimum average land area
necessary for each new septic system (or equivalent system yield
based on an average 300 gallons per day of satawater
generation). A copy of the chart is available at:
http://www.highlands.state.nj.us/njhighlands/planconformance
l.

Application of Results. The septic system yield fora proposed
project shall bedetermined by dividing the total project area by the
minimum acreage required per septic system, as determined lyne
of these models. For non-residential development, the resulting
acreage is that necessry to support every 300 gallons of daily

-16 -


http://www.highlands.state.nj.us/njhighlands/planconformance/
http://www.highlands.state.nj.us/njhighlands/planconformance/

DRAFT Highlands Element to tiiockaway TomshipMaster Plan Novembef010

wastewater flow generated by the proposed noxresidential use (see
conversion factors below). Where a project site is located within
more than one HUC14 subwatershed, septic system yields shall be
computed for and applied to each portiorof the site, accordingly.

This approach shall be applied on a projeespecific basis until such
time as the Septic System Yield is allocated among parcels through
municipal zoning; the allocation of yield shall supersede this method.
Regardless of whethe a project-specific yield analysis or an
allocation of Septic System Yield by zoning applies, ha
subwatershed yield shall in no case be exceededn increasein any
one portion of a HUC14 subwatershed must be offset by an
equivalent decrease elsewhere whin the same subwatershed.

e For purposes of these analyseshe RMP septic system yield
rules apply (seethe Highlands Council Regional BuildOut
Technical Repoft. For residential uses, the calculation
assumes wastewater generation of 300 gallons per
household perday. The RMP equivalent dwelling unit (EDU)
value for non-residential septic uses equates to 2,400 square
feet of Office/Commercial space and 18,182 square feet of
Industrial space

e For detached single-family residential development, where
the underlying density allowances of the Master Plarand
zoning regulations are higher than those resulting from the
nitrate dilution analysis as provided herein septic system
yields and resultant system density (typically denoted as
minimum average acreage per septic system) may be
equated to maximum permitted dwelling unit yield and
minimum average lot size. Alternatively, the underlying
allowancesmay be applied over a portion of the project area
to the point at which the calculated septic system yield(by
HUC14) is reached, with the remainder of the site left
undeveloped If a Highlands CouncHapproved Cluster
Development Ordinance(see Section D, followinghas been
adopted, its provisions shall apply and may take precedence
in making this determination, if so provided therein.

e For all other forms of development, projects shall be
evaluated on the basis of werall wastewater disposal need
and the capacity of the calculatel septic system yieldto
support it.

D. CLUSTERDEVELOPMENT
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In furtherance of the goals and objectivesof the Highlands Element,and of the State
Development and Redevelopment Plan (SDRP),ishLand Use Plarembracescluster and
conservation designdevelopment These conceptsallow flexibility in the design and layout
of development projects, providing opportunity for new construction while addressing
other priorities, such as: protecting environmentally sensitive areas, preservinglarge
contiguous areas ofopen spaceand agricultural land, and enabling the continuation of
existing agricultural and/ or horti cultural land uses

Specifically, his Plan AT T OET OAO O Edhgoidgl policyOdE geBnittidg optional

cluster developmentin the Very Low Density (R5 Acre and R88 Zones only), Low Density,

and Moderate Density Residentialand use categories wherein residential development

may be concentrated on a limited portion of a much largertract, with the remaining land

permanently deedrestricted for agriculture, conservation or open space and either helth

common by the homeowners or dedicated to the municipality. Residential cluster

development shall bepermitted within th e areas set forth above wherever the minimum

thresholds for residential cluster development pursuant toSections 5430.13, 5430.21.f.,

54-30.22.f., 5430.23.f.,and 54-30.29.f. of the Tda T OEEDS6 O , AT A canlk / OAET Al
satisfied.

E. LANDUSEINVENTORY

Planning for the future of the Highlands Area requiresa clear understanding and
assessment of existing land uses and development within theighlands Area, in the areas
surrounding the Highlands Area, and throughout the municipality.The Township Land Use
Inventory prepared by Robert Catlin and Associatesis representative of land use and
development conditions within the municipality through April, 1990 (see Exhibit B).The
Land Use Inventoryrequires an update to acurately represent existing land uses.

F. REDEVELOPMENPLANNING

The Planning Boardwill examine the potential for redevelopment opportunities within the

(ECEI ATAO ' OAA8 4EA OAOI OOCAAAOGAI I PI AT 66 EO OOA
use of previously developed and underutilized propertie{which may include Preservation

Area sitesthat have 70% or greater of impervious surfaceas well as other redevelopment

AT A OCOAUEEAI A6 OEON é@nd ol the Gelabilitatioh Andl rébeCof | OA A
OAOT x1 A£E AideAtified 8sEs@A By NJDEWhere in the Preservation Ared. Unless

specifical U OOAOAA | OEAOXxEOAh 1 AEOEAO OEA OAOI OOAAA
OAAAOGAT 1 Pi AT 66 EO OOAA EAOAET O1 EITOIEA OEA AA
facet of the provisions of the Mw Jrsey Local Redevelopment and Housing Law (N.J.S.A

40A:12A-1 et seq).

Rather, Highlands Area redevelopment planning refers to the identification of previously
developed areas hat: a) are suitable for reuse and/or reconstruction, or reversion to
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OCOAAT ZEA1 AOho OOAE AO b Adpdaisgatepdddior B) imayobk OOAOQET 1
eligible for designation by the Highlands Council as Highlands Redevelopment Areas.
Highlands Redevelopment Areagre typically characterized by ready access tor potential

for water and wastewater utility infrastructure (and available or potential capacities);
existing transportation infrastructure and/or services with links to viable transportation
networks; proximity to supporting community facilities and services; and suitability for
increased development intensity in keepig with smart growth planning principles. Where
brownfields are involved in the Preservation Area NJDEP identification of the brownfield
site is a necessary step prior to Highlands Council designation od Highlands
Redevelopment Area.ln the Preservation Area, such applications must be submitted to
NJDEP for a Highlands Preservatiofirea Approval (HPAA) with Redevelopment Waiver.

It is the intent of this Plan to encourage redevelopment where appropriate within the
Highlands Area, to ensure optimal and effient use of land. By maximizing the use of
previously developed areas and areas in need of environmental cleaqp or other
improvements, the municipality may provide for desirable new development (or new green
spaces), while protecting lands that contairsensitive environmental features and important
Highlands resources. This approach is intended to guide development toward the most
suitable locations in the municipality, to encourage environmental cleanp where needed,
and to maximize the use of existig infrastructure to meet future needs.

Redevelopment projects and activities that conform to density/intensity allowances and
meet all other requirements of the applicable land use ordinances (specifically including
those developed for the Highlands Areaand the Highlands Preservation Area Rules at
N.J.A.C. 7:38 do not require Highlands Redevelopment Arealesignation and may proceed
as of right in accordance with all municipal procedural requirements. Any municipally
sponsored redevelopment project propogd pursuant to N.J.S.A. 40A:12A, while perhaps
also requiring Highlands Council Redevelopment Area designation, must be advanced in
accordance with all applicable statutory requirements, including preparation and adoption
by the Governing Body of a Redewgbment Plan. The Planning Board, in making any
(ECEI ATAO ' OAA AAOCAOI ETAOGEIT 1T &£ OAOAA ET 1 AAA
40A:12A, will incorporate the considerations listed below for Highlands Redevelopment
Area designations in evaluating the aplicable criteria under N.J.S.A. 40A:125.

1. Definitions.

a ! OAOI x1 ZEA1 A6 OEOA AT 1 OEOOO T &# A Ailii AOAE
vacant or underutilized and on which there has been or is suspected to have
been, a contaminant discharge.

b. ! OCHAUEEOEOA Ai 1T OEOOO T &£ A OEOA OOPDPI OOA/
contains an industrial or commercial facility (not excluding one having a
residential component) exhibiting signs of abandonment or underutilization, but

without evidence or expectationof contamination.
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c. ! OOAAAOAT T PI AT O DPOIEAAGSG 1O OOAKLAOAI T DI Al
reconstruction, or conversion to alternate use, of a brownfield site, a grayfield
site, or a previously developed site that is currently vacant or underutilizedn
the Highlands Area. Redevelopment projects and activities may include but are
not limited to: removal, reconstruction, or adaptive reuse of existing buildings
and other structures; construction of new buildings and other structures; and
conversion/restoration of a site or portions of a site for open space, recreation
or conservation purposes of any kind.

d ! O(ECEI AT A0 2AAAGAT I PIi AT O ' OAASG AT 1 OEOCOO |

designated as such by the Highlands Council, and which includes one orrenof

the following: a) a brownfield site; b) a grayfield site; and c¢) any previously

developed site in the Highlands Area. Adighlands Redevelopment Areanay

include the intervening or surrounding lands which are significantly affected by

or are necessaryto support such sites, and will be subject to a Highlands
Councilapproved redevelopment plan setting forth the full scope and details of

the proposed redevelopment project(s) and/or activities.

2. Redevelopment Projects and Activities.

a. Redevelopment projets and activities that comply with all applicable land use
ordinances (specifically including those developed for the Highlands Area) are
encouraged in all Areas, Zones, and Subzones of the Highlands Area. Such
projects and activities are also subject tolhapplicable county,state, and federal
regulatory requirements.

b. Redevelopment projects and activities involving conversion to greenfields are
particularly encouraged in environmentally constrained areas, where
compliance with Highlands Area ordinance pruisions for new development
may not be feasible.

c. In consideration of the foregoing, the Boardwill recommend specific sites,
consisting of brownfields, grayfields, and/or other previously developed vacant
or underutilized properties, that should be considered for potential
redevelopment projects and/or activities in accordance with all applicable
ordinances and regulatory requirements

3. Highlands Redevelopment Areas. In assessing the potential for Highlands
Redevelopment Area designations, the Planning Board incorporates the following
relevant considerations:

a. Highlands Redevelopment Areaesignation in the Preservation Areas confined
to: a) sites having 70% or greater impervious coverage, and/or b) sites
AROECT AOAA AO O(EGCEI AT AO AOT x1 £ZEAI AG6 ET A
Area Rules (at N.J.A.C. 7:386). In addition to Highlands Council approval, a
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waiver is required from the NJDEP in conjunction with a Highlands Preservation
Area Approval (HPAA).

b. Highlands Redevelopment Areadesignation within the Planning Area will
require Highlands Council approval of a detailed redevelopment plan. This plan
will supersede all ordinances otherwise applicable to the Highlands
Redevelopment Area including those developed specifically for thelownship
Highlands Area, and will fully regulate the use and development of lands within
the Highlands Redevelopment Area

c. Highlands Redeveloprent Areadesignation will only be considered where lands
are particularly suited to the proposed redevelopment plan, by virtue of a
preponderance of existing characteristics such as, but not limited to:
appropriate community location; availability of water and wastewater utility
infrastructure and capacity; access to transit and/or other suitable
transportation systems and networks; suitability for increased land use
intensity or conversion to greenfields, as applicable; extensive coverage by
impervious surfaces; proximity to community facilities and services; potential to
embody and/or further smart growth principles; opportunity to protect
resources; and potential to contribute to a sustainable local and/or regional
economy.

d. Any redevelopment project or ativity permitted under the auspices of
Highlands Redevelopment Arearedevelopment plan must be designed and
developed in accordance with smart growth andLow Impact Development
principles (see Section K)

e. Identification of opportunities for redevelopment projects and activities that are
potentially suitable for Highlands Redevelopment Areadesignation in the
Highlands Area should be assisted by the Highlands Council Redevelopment and
Infill Analysis Tool. This review should also include any sites depictecdhi Exhibit
ch O(ECEI AT AO #11 OAIl @l1idodndation @EKghlénds ) T OAT OT1 C
Contaminated Site Inventories is available in the Highlands Coundiegional
Land Use Conditions and Smart Design Guidelines Technical Report

f. In consideration of the foregoing, thePlanning Board will identify potential
Highlands Redevelopment Areas
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HOUSING PLAN

Rockaway Townshid O 01 AT 1 &dlbpfed 4 Thikl ®éund Housing Element and Fair
Share Plan, prepared by Burgis Associates, Incon June 1, 2010.The adopted Housing
Element incorporates all applicable goals and objectives relating to the Highlands Area
consistent with the Highlands RegionalMaster Plan.
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CONSERVATION PLAN

The basis for the Conservation Plarftlementis the Highlands Area Environmental Resource
Inventory (ERI), which is herewith adopted and incorporatedin its entirety as anintegral
component of the Master Plan.The ERI(which will be further supplemented through the
Plan Conformance procegswas developed based on the vast store of resource information,
technical data, and scientific analyss that provide foundation for the Highlands Regional
Master Plan, including all Highlands Technical Reports and guidance dmogents. The ERI
identifies, categorizes and delineates theiide array of natural resourcesand resource areas
existing in the Township Highlands Area,and serves asa preeminent guidance documentn
Highlands Area community planning.In keeping with the general goals of the Highlands
Element, it is he overarching policy of the Conservation Planto safeguard the natural
resources of the Township Highlands Area, ensuring sustainable use of renewable
resources protecting environmentally critical areas and preserving significant natural
areas.This policy directly advances the intents and purpose®f the Highlands Act and is
consistent with and furthers a number of the specific purposes of zoning as set forth under
the MLUL (N.J.S.A 40:55£2).

A. FORESTRESOURCSE

Highlands Area Forest Resource delineationappear inthe ERI mapsduplicated he_rein at
Exhibit D, (Forest Resource Are& &xhibit E, Ootal Forest ! O A Anid &xhibit F, FForest
Subwatershedsod

This Plan seeksto balance the need to protect forest resurces, biodiversity and water
resources with the economic use and continued sustainable management of forests.
encouragesactive stewardship of forest resources in order to optimize thebenefits and
services forests providesuch asclean air, clean wagr, soil protection, recreation area,
wildlife habitat, and availability of forest products. The belowlisted goals and objectives
will guide the regulation and management ofownship Highlands Area Forest Resources.

1. Preservation Area

a. To protect and presewve extensive and, to the maximum extent possible,
contiguous forests.

b. To limit development in the Forest Resource Area.

c. Where development is permitted in the Forest Resource Area,0 tavoid
deforestation and require submission of and compliance with a Fore$
Mitigation Plan.

d. To prohibit clear-cutting in the Forest Resource Area except in accordance with
a Forest Management Plan approved by the State Forester.
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e. To require compliance with NJDEP Preservation Area Rule@N.J.A.C. 7:38)
regarding forest protection in the case of alO1 AET O AAOAT T i AT OOho A
therein.

2. Planning Area

a. Protection Zone. To limit development of High- and Moderate Integrity Forest
Subwatersheds while requiring for all Forest Resource Areasand all Forest
Subwatersheds incorporation of Low Impact Development Best Management
Practices(see Section Kand adherence to Forest Mitigation Plans

b. Existing Community Zone. To limit deforestation in connection with
development in the Forest Resource Area andn High Integrity Forest
Subwatershedsto that which will not diminish forest integrity, while requiring
incorporation of Low Impact Development Best Management Practices and
adherence to Forest Mitigation Plans.

3. Planning & Preservation Areas

a. To ensure that site-specific forest resources are identified through project
review and that those to remain areprotected both during the construction of
an approved development project and by conservation easement pest
construction.

b. To prohibit clear-cutting within any portion of the Total Forest Areaexcept
pursuant to a Forest Management Plan approved by the State Forester.

c. To permit forestry activities within a Forest Resource Area or within the
forested lands within a High Integrity Forest Subwatershed only in compliance
with an approved Forest Management Plan

d. To maintain forest cover in the natural and built environment of theTownship
Highlands Area to the maximum extent possible.

B. HIGHLANDSOPENWATERSAND RIPARIANAREAS

Highlands Open Waters and Riparian Areawithin the Highlands Area appear in ERI
mappings duplicated herein at Exhibit G (Highlands Open Wateré and Exhibit H,
Mighlands Riparian Areaso Closely related and also duplicated herein, are Exhibit,
Watershed Valued and Exhibit J Riparian Integrity.6 This Plan recognizes and
incorporates the descriptions, definitions, delineations, and values regardingdighlands
Open Waters and Riparian Areaas discussed in the ERI.

Highlands Open Waters are defined by the Highlands Act as all springs, streams including
intermittent streams, wetlands, and bodies of surface water, whether natural or artificial
(excluding swimming pools), located wholly or partially within the boundaries of the
Highlands Region.The Highlands Act and the Highlands RMP establish the importee of
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providing protective buffers adjacent toHighlands Open Waters Key functional values that
such buffers provide or contribute to, include but are not limited to habitat, stormwater and
flood water retention and filtration, water quality protection, temperature moderation,
aguatic ecosystem integrity and channel integrityHighlands Riparian Areas are the lands
associated with and bordering Highlands Open Waters, but often extending beyond the
Highlands Open Water buffers, that provide critical hydradgic, ecologic and pollutant
attenuation functions for the Open Waters.

The belowlisted goals and objectives will guide the regulation and management of
HighlandsOpen Waters and Ripariarireas in theTownship Highlands Area.

1. To protect, restore and enhaoe Highlands Open Waters and Riparian Areas.

2. Torequire protective buffers adjacent to Highlands Open Waters of sufficientidth
and compositionto protect the integrity of the water resource from impair ment due
to proximate land usesand/or development adivities. Minimum standards for such
buffers should be consistent with those of the NJDEP and the RMP.

3. To limit disturbances within established Highlands Open Waters buffer areas to
previously disturbed areas, only, with jurisdiction over any waivers from this
restriction left to the Highlands Council and/or the NJDEP, as applicabkepproval of
buffer disturbances in previously disturbed areas should occur only where an
applicant can satisfactorily demonstrate that: a) the encroachment cannot be
avoided, b the disturbance is the minimum feasible, and ¢) any adverse impacts will
be mitigated to result in no net loss of functional value (in accordance with the
functional value assessment methodology provided in the ERI)

4. To seek opportunities to restore thefunctional value of Highlands Open Waters
buffers where existing development or land uses have reduced or impaired their
quality.

5. To seek opportunities to enhance Highlands Open Waters buffers by improving
functional valueswhile ensuring no net loss(see ERI assessment methodology)

6. To develop a Stream Corridor Btection and Restoration ManagementPlan that
identifies: a) substantially impaired Highlands Open Waters buffer areas in the
municipality; b) opportunities for mitigation, restoration, and stabilization of such
impaired buffer areas c) stream corridor areas that require buffers in excess of
minimum standards and the characteristics necessary to provide optimum
functional value; and d) for Planning Area Category 2 surface waters, only, areas for
which scientific analysis indicates that a lesser or alternative buffeis sufficient to
maintain or improve protections, while at the same time, ensuring no net loss
functional value (see ERI assessment methodology)

7. To prohibit modifications to Riparian Areas in the Protection Zone except where a
waiver is approved by the NJDEP or the Highlands Council.
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8. To limit disturbance of existing natural vegetation or increases in imperviousarea
within High and Moderate Integrity Riparian Areas in all other Zoresand SubZones
to the minimum feasible in areas beyond Highlands Open Waters buffer
requirements; protect the water quality of adjacent Highlands Open Waters; and
maintain or restore habitat value of the Riparian Area.

9. To restrict modifications to Riparian Areas in Existing CommunityZone, other than
those addressed by Objective3, above, that would alter or be detrimental to the
water quality and habitat value of a Riparian Area.

10. To require use of Low Impact Development Best ManagemeRtactices(see Section
K) for any development activity proposed within a Riparian Area to minimize both
alteration of natural vegetation and increase in impervious area antb provide for
mitigation through restoration of impaired Riparian Areas in the same HUC14
subwatershed.

C. STEEPSLOPES

Steep slope§ within the Highlands Areaappear in the ERI maping duplicated herein at
Exhibit K, (5teep SlopeProtection Areas.0 This Plan recognizes and incorporates the
descriptions, definitions, delineations and valus regarding steep slopesas discussed in the
ERI.

The Township is particularly concerned with the potential negative impacts of land
development practices that do not properly consider the constraints and challenges
presented by steep slope areas. As disssed in the ERI, @turbance of such areas can
trigger erosion and sedimentation, resulting in the loss of topsoil. Silting of wetlands, lakes,
ponds and streams damages and degrades wetland and aquatic habitats, especially trout
streams, which require rigorous water quality protections. Steep slope disturbance can also
result in the loss of habitat quality, degradation of surface water quality, silting of wetlands,
and alteration of drainage patterns. These processes, when severe, can result in land
slumping and landslides that can damage both developed property and ecosystems. The
severity and extent of slopes, soil characteristics, and land cover all affect the potential for
damages from the disturbance of steep slopes.

Accordingly, the belowlisted goak and objectives will guide the regulation and
management ofTownship Highlands Area Steep SlopBrotection Areas.

1. Maps and delineations ofSteep Slope Protection Areashould be updated and
improved as better information becomes available (i.e., throughndanced mapping
anticipated to be made available from the Highlands Council) and/or as new areas
are identified through project reviews pertaining to individual sitesand properties.

2. Land disturbance within all Steep Slope Protection Areashould incorporate Low
Impact Development (see Section K)technigues to minimize the extent of such
disturbance and the potential negative impactsesulting from it.
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3. Land disturbance within areas of Severely and Moderately Constrained Slopes
should be prohibited altogether, with exceptions only for linear development
meeting the requirements of NJDEP Preservation Area Ruldat N.J.A.C. 7:38
3.8(c)1-4).

D. CRITICALHABITAT

Critical Habitat within the Highlands Area appeas in the ERI mappings duplicated herein at
Exhibit L, CCritical Wildlife Habitat,d Exhibit M, GBignificant Natural Areashand Exhibit N,
Qvernal Poolsd This Plan recognizes and incorporates the descriptions, definitions,
delineations and values regarding Critical Habitat as discussed in the ERI.

Biodiversity is the variety of plant species, animal species, and all other organisms found in
a particular environment and is a critical indicator of ecological integrityHabitat protection

is critical to maintaining biodiversity including the many rare, threatened and endangered
plant and animal species of the Highlands Regiofihere are three categories of Critical
Habitat in the Highlands Region: 1) Critical Wildlife Habitat (habitat for rare, threatened or
endangeredanimal species); 2) Significant Natural Aras (regionally significant ecological
communities, including habitat for documented threatened and endangered plant species);
and 3) vernal pools (confined, ephemeral wet depressions that support distinctive, and
often endangered, species that are speciglladapted to periodic extremes in water pool
levels). Critical Wildlife Habitat and Significant Natural Areas are designated based on the
presence of, and associated habitat required fothe survival and propagation ofspecies of
concern. Vernal poolsshown in Exhibit N are those certified by the NJDEPTo protect the
habitat requirements of vernal pootbreeding wildlife, the Highlands Council has
determined that a terrestrial habitat buffer of 1,000 feetaround vernal poolsis required.

The belowlisted goals and objectives will guide the regulation and management of
Township Highlands Area Critical Habitat.

1. To prohibit the direct impact of new human development or expansion or increased
intensity of existing development within Critical Habitat.

2. To promote the restoration and enhancement of impaired lands in Critical Habitat.

3. To develop and adopt aHabitat Conservation and ManagemenPlan(s), including
minimum performance standards and criteriaas outlined below,for the protection,
enhancement and restoation of lands within Critical Habitat.

a. Require use ofLow Impact Development Best Management Practicetsee
Section K)to, in this order: 1) avoid the disturbance of Critical Habitat, 2)
minimize impacts to Critical Habitat, and 3) mitigate all adverse adification to
Critical Habitat so that there is no net loss of habitat value. Habitat value is
determined by quantity (e.g., acreage), quality (e.g., core forest vs. edge forest),
type (e.g., scrukshrub), and function (e.g., winter hibernacula for timber
rattlesnakes). The mitigation requirement of no net loss of habitat value shall
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ensure that all four elements are accounted for and included in the mitigation
design. Mitigation must meet the habitat and lifecycle requirements of the
specific impacted sgcies.

b. Establish criteria for mitigation of disturbed Critical Habitat. Mitigation should
be required for all adverse modification to Critical Habitat so that therés no net
loss of habitat value.

c. Establish performance standards for the enhancement or résration of
historically disturbed Critical Habitat.

d. Provide a GlISor map-series Critical Habitat Overlay to identify Critical Habitat
that highlights:

i. Habitat in need of protection from fragmentation and other anthropogenic
impacts;

ii. Habitat critical to maintaining wildlife and plant populations; and

iii. Habitat that serves other essential ecosystem functions, including, but not
limited to, carbon sequestration and ground water recharge.

e. Develop guidelines for habitat stewardship, including, but not limited to
prevention of habitat fragmentation through open space preservation and
corporate, nonprofit, and community involvement in creating, protecting, and
restoring habitat.

4. To require that applications for developmentaffecting Critical Habitat be subject to
the standards and criteria outlined in the applicable Habitat Conservation and
Management Plan.

a. Prohibit direct impacts from new development or expansion or increased
intensity of existing development that will jeopardize the continued existence of,
or result in the likelihood of the destruction or adverse modification of Critical
Habitat, except as permitted throudp the issuance of a waiver from the
Highlands Council or the NJDEP

b. Prohibit indirect impacts from activity that is off-site, adjacent to, or wihin
Critical Habitat that will jeopardize the continued existence of, or result in the
likelihood of the destruction or adverse modification of Critical Habitat, except
as permitted through the issuance of a waivefrom the Highlands Council or the
NJDEP

c. Prohibit modification of a vernal pools protection buffer, except as permitted
through the issuance of a waiver from the Highlands Council or the NJDEP.
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d. Prohibit modifications to the delineation of Critical Wildlife Habitat and
Significant Natural Areas,except as permitted through the issuance of a waiver
from the Highlands Council or the NJDEP.

E. CARBONATEROCK

Carbonate Rock Areas within the Highlands Area appear in the ERI npipg duplicated
herein at Exhibit O, GCarbonate Rock Aread.This Plan recognes and incorporates the
descriptions, definitions, delineations, andssues of concern regarding carbonate rock areas
as discussed in the ERI.

Of particular concern to te Township, are the potential negative impacts of land
development practices that donot properly consider the constraints and challenges
presented by carbonate rockareas. As discussed in the ERdissolution of underlying
carbonate rocks (such as limestone and dolomite) by surface water or ground water can
cause surface depressions andhe development of such features as sinkholes, sinking
streams, enlarged bedrock fractures, caves and underground streams. Sinkholes function as
funnels, directing surface water runoff into karst aquifers with little or no attenuation of any
transported contaminants. Stormwater basins, septic system leaching fields, sewers,
agricultural runoff, lawn runoff, underground pipelines, and soil disturbance may also
contribute contaminants directly to ground water through karst features. Soils in sinkhole
bottoms may be thin or nontexistent. In addition to ground water concerns, karst areasan
lead to public safety concernsSinkholes present a geologic hazard as they may undermine
such infrastructure as stormwater basins, roads, sewer lines, septic systems, andtural
gas lines.

Accordingly, the belowlisted goals and objectives will guide the regulation and
management ofTownship Highlands AreaCarbonate RoclkAreas.

1. To continuously update and improve naps and delineations of Carbonate Rock
Areas as better infomation becomes available (i.e., through enhanced mapping
technologies) and/or as new areas are identified through project reviews pertaining
to individual sites and properties.

2. To develop maps identifying all lands that drain intoestablished Carbonate Rok
Areas, for easyreference by applicants, reviewing officials, and Land Use Boardg.
This will ensure that consideration is given tothe protection of affected Carbonate
Rock Areagwhether on- or off-site) during the course of development reviews.

3. To carefully examine land development applications for potential impacts to
Carbonate Rock Areas, whether by direct disturbance, or by indirect means such as
introduction of additional stormwater runoff.

a. To require submission of any and all information, technidadata, geotechnical
studies and/or analyses that may be necessary to locate and determine the
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extent of affected carbonate rock features during the course of development
reviews.

b. To ensure that potential carbonaterock-related hazards to public health or
safety, to existing structures(including public infrastructure), and to ground or
surface water quality are avoided, minimized or otherwise addressed by
incorporation of appropriate measures and/or design features into project plans
prior to approval of such development applications Preference should be given
to nonstructural approaches,where feasible,such as avoidingcarbonate rock
features altogether, and ensuring that existing conditions relating to them
(where satisfactory) are not modified.

4. To enwre that issues and concernselated to carbonate rockare similarly evaluated
and addressed in the planning, design, construction and maintenance of public
infrastructure projects, including those discussed inthe Utilities Service and
Transportation/Circ ulation Plan Elements of thisvlaster Plan.

5. To prohibit, from Carbonate Rock Areas and from lands identified as draining into
such areas the construction or installation of new usesstructures or facilities that
present an unacceptable risk of dischargancluding but not limited to: solid waste
landfills, hazardous waste storage and disposal facilities, hazardous materials
storage and handling facilities, and underground storage tanks.

F. LAKEMANAGEMENT

Lake ManagementAreas within the Highlands Area appeain the ERI mapping duplicated
herein at Exhibit P, ake ManagementAread This Plan recognizes and incorporates the
descriptions, definitions, delineations and issues of concern regardirigkes managements
discussed in the ERIDefinitions include those pertinent to four lake management tiersthe
Shoreland Protection Tier, the Water Quality Management Tier, the Scenic Resources Tier,
and the Lake Watershed Tier.

Of particular concern to he Township are the potential negative impacts of land
development practices that do not properly consider the constraints and challenges
presented bylake managementareas. As discussed in the ERlyerdeveloped, damaged and
poorly managed shore land areas can degrade water quality, harm lake ecosystems,
diminish natural aesthetic values, and cause an overall loss of property values for lake
communities. Lakes can also be harmed by pollutant sources in the watershed area draining
to them. Polluted lakes can, in turn, damage downstream streams and rivers.

The Township Highlands Lake Management Area isffected by the existence of many
subsurface septic systemsvhich processsanitary wastewater in proximity to the lake. It is
relevant to note that, in Green Pond, a number of dwellings are situated on theterior or
lake gde of the road, which extends around the lake, while their septic systems alecated
on the other side of the road, on a different lot. Thélanning Board believes that this
arrangement offers a unique degree of mtection to Green Pondfrom potential septic
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system failuresand seeks to continue it, as appropriateGven the character of the lots and
the environmental factors that impact developmentin this area, the Board will seek input
from the Highlands Couril to ensure that suitable distances are maintained between any
new septic systems andhe hydrologic interface with Green Pond

Accordingly, the belowlisted goals and objectives will guide the regulation and
management ofthe Township HighlandsLake MaragementArea.

1. To prevent degradation oflake water quality, protect lake ecosystems, and promote
lake areaaesthetic valuesn the Lake Community SukZone

2. To protect lake water quality and associated ecosystens from the impacts of
present and future dewelopment for all lakes. Applicable management strategies
should address direct and proximate potential impacts from such activities as
shoreline modification and development, dredging and pollutant discharges
including those from septic systems, cesspooland other forms of wastewater
management.

a. Ensure that land use and development activities in the Shoreland Protection
Tier do not damage orshore and nearshore ecological resources and cause
direct pollutant loadings to lake waters.

b. Ensure that land use ad development activities in the Water Quality
Management Tier do not contribute continuous pollutant loadings to lake
waters.

c. Develop and implementlake restoration management plans to protect, restore
and, where possible, enhance lake water quality throgh management of
pollutant sources in the Lake Watershed Tier.

3. For each lake in the municipality identified as water qualitympaired, to either
ensure compliance with Total Maximum Daily Load (TMDL) limitations adopted by
the NJDEP, or talevelop andimplement lake restoration management plans. Such
plans should includeat minimum, watershed delineation, description of point and
nonpoint sources of pollution in the watershed, lake monitoring schedules, existing
and proposed inlake managenent techniques, and recommended watershed best
management practices.

4. To protect the character of thelTownship Highlands Lake Management Area.

a. Assess existing zoning requirements to determine whether amendments are
necessary to ensure that development is copatible with shoreline uses and
activities and that it occurs at a scale and intensity appropriate to the Lake
Management Area.
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b. Protect the visual and scenic resources in the Scenic Resources Tier through
such means as vegetative screening, limits on treeemoval, shore line
building/disturbance setbacks,and building height limitations.

5. To maximize opportunities for public access tdakes and lake areagexcluding those
under private ownership/management) for appropriate passive and active
recreational uses that do notdegradelake environments.

6. To maintain lakes or restore lake beds and downstream areas when lakes are
drained. Damages to lake bed and/or downstream stream habitat, for example,
should be prevented, mitigated or restored as needed followinghe breach or
removal of a damAchieving this goal will require dedicated sources of funding from
public and private sources, as applicable.

G. WATERRESOURCEAVAILABILITY

Highlands Areawater availability is represented by theERI mapping duplicated herem at
Exhibit Q, ONet Water Availability.6 This Plan recognizes and incorporates the descriptions,
definitions, analysesand issues of concern regardingvater availability as discussed in the
ERI.Based on the Low Flow Margin analytical method described ithe ERI, theTownship

lies within 3 HUC14 subwatershedshaving positive net water availability, and10 ( 5 # p 1 6 O
determined to be in deficit.

The availability of water for human use is a critical factor in determining the capacity for
growth and continued economic vitality in the Township Highlands Area. The availability of
water for ecological purposes is critical to sustaining the aquatic ecosystems of streams,
ponds and lakesOf particular concern to theTownship is the potential for overuse of water

to reduce base flows, impair ecological function and integrity, and reduce the reliability of
potable water suppliesthat the municipality depends upon

Accordingly, the belowlisted goals and objectives will guide the regulation and
management ofTownship Highlands Areawater availability .

1. To protect, restore (if applicable) and enhance the availability of surface and ground
water in the Township Highlands Area.

2. To ensure that increasing water demands do not exceed Net Water Availability or
exacerbate exising deficits of subwatersheds.

3. To strictly limit consumptive and depletive water uses to the water availability in
each HUC14 subwatershed.

4. To provide limited water availability (Conditional Water Availability) within a
Current Deficit Area with appropriate standards regarding its useand rigorous
requirements for mitigation, effective only until such time as anunicipal Water Use
and Conservation Management Plan has been developed and adopted
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5. Within Protection Zone subwatersheds, b give highest priority for the use of non
agricultural Net Water Availability or Conditional Water Availability addressing a
documented existing or imminent threat to public health and safety from
contaminated domestic and other orsite water supplies thatis of sufficient scale to
justify a public water supply and where no alternative is feasible that would
sufficiently assure longterm protection of public health and safety. To assign
secondary priority to the following:

a. Adesignated Highlands Redevelopent Area;

b. A cluster development that complies with Sections 5430.13, 5430.21.f., 54
30.22.f.,,5430.23f,and54o0 8¢ w8 £8 1 £ OEA 41 xT1,GWEDPS O , AT A

c. Any project proposing affordable housing in excess oftte obligation otherwise
generated by it

6. Within Existing Community Zone subwatersheds,a give highest priority for use of
Net Water Availability or Conditional Water Availability to addressing a
documented threat to public health and safety from contaminad water supplies.
To assign secondary priority to the following:

a. Designated TDR Receiving Zones;
b. Infill development;
c. Designated Highlands Redevelopment Areas;

d. Projects proposing affordable housing in excess of the obligation otherwise
generated by them;and

e. New areas for development that meet all other requirements.

7. To require the use of water conervation, recycling and reuse methods (where
appropriate) and devices for any redevelopment or development activityincluding
renovations to existing buildings,to minimize consumptive water use.This should
include mandatory collection and use of stormwter to serve nonagricultural
irrigation needs and to the extent feasible, other noipotable purposes.

8. To ensure that proposed public water supply and wastewaterservice areas and
new or increased water allocations and transfersvill not directly or indir ectly cause
or contribute to a Net Water Availability deficit, and where feasible willhelp
mitigate any existing deficit.

9. Toensureefficient and effective use of water availability, reduction and elimination
of water deficits, and mitigation of new consmptive or depletive use in any Current
Deficit Areas or subwatersheds that could become deficdreas based on projected
development and water uses
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10. To permit new consumptive or depletive water uses within a Current Deficit Area
only under the auspices ok Water Use and Conservation Management Plasr until
such a Plan is in place, to permit such uses only within the allocated Conditional
Water Availability and provided that mitigation of the proposed useis accomplished
within the same HUC14 subwatershedhrough: a permanent reduction of existing
consumptive and depletive water uses; ground water recharge in excess of the
requirements of N.J.A.C. 7:8 (Stormwater Management Rules); or other permanent
means.

11. To develop and implement a Water Use and Consetien Management Plan that
sets forth the manner and mechanisms by which to achieve each of the preceding
goals and objectives.

a. Where developed for Current Deficit Areas, the Plan must include provisions to
reduce or manage consumptive and depletive uses$ ground and surface waters
as necessary to reduce or eliminate deficits in Net Water Availability, or to
ensure continued stream flows to downstream Current Deficit Areas from
Existing Constrained Areas, to the maximum extent practicable within each
HUC14subwatershed.

b. For Current Deficit Areas, tle Plan must in addition include a detailed
implementation plan and schedule indicating how and when the current deficit
will be resolved in the applicable subwatershed(s) prior to approval of new
water uses in the subwatersheds with the most severe deficitsg(g.,in excess of
0.25 million gallons per day), and the plan shall be implemented prior to
initiation of new water uses.

c. The Plan must also ensure that transfers between or from Highlands
Subwatersheds occuronly where no viable alternative exists to meet public
health, safety and welfare needsaaind where no impairment of subwatershed
resources will result.

H. PRIMEGROUNDWATERRECHARGEREAS

Prime Ground Water Rechargéreas within the Highlands Area appear inhe ERI mapping
duplicated herein at ExhibitR, ®rime Ground Water Rechargéreaso This Plan recognizes
and incorporates the descriptions, definitionsand delineations for Prime Ground Water
RechargeAreas (PGWRAsas discussedn the ERI.Prime GroundWater Recharge Areas are
those lands within a HUC14 subwatershed that most efficiently providim the aggregate40
percent of total drought recharge volume for te HUC14 subwatershedas determined in
accordance with parameters set forth in the ERI. Prottion of such areas is clearly vital to
maintaining the quality and quantity of the ground water resources upon which both
human and norhuman communities in the Highlands Area so heavily rely

Accordingly, the belowlisted goals and objectives will guide the regulation and
management ofTownship Highlands Prime Ground Water RechargAreas.
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1. To protect, enhance, and restore the quantity and quality of Prime Ground Water
Recharge Areas.

2. To require use of Low Impact Development(see Section K)and other Best
Management Practices to maximize natural ground water recharge and minimize
the need for engineered recharge methods.

3. To restrict land use and development activities that reduce natural ground water
recharge volumes in PGWRAs or that may contribute to @esult in degradation of
ground water quality, whether directly or indirectly.

4. To avoid disturbance of lands identified as PGWRASs to the maximum extent feasible
and to minimize such disturbance where it cannot be avoidedWhere disturbances
do occur in FGWRAS to require mitigation measures toenhance preconstruction
recharge volumes

5. To prohibit land uses and activities that pose significant risk of ground water
contamination from locations delineated as PGWRASuch uses (and any structures
devoted or related thereto) should include at minimum, those designated as Major
and/or Minor Potential Contaminant Sources (PCS) by theHighlands Council (see
Appendices ABand Q).

6. To identify and implement opportunities for the restoration or enhancement of
recharge in Prime Ground Water Recharge Areas and other lands through such
means as the retrofit or rehabilitation of stormwater recharge facilities, land
management improvementsand reforestation.

7. To achieve a net improvement in ground water volume and qualijt through
enhanced infiltration, pretreatment and other available means.

. WATERQUALITY

This Plan incorporates thedescriptions, definitions and summary data regarding water

quality by HUC14, as discussed in the ERt. addition, it incorporates as Exhibitsh O( 5# p1 O
iIT .*$%0 )i PAEOAA 7A0A00 , mvéaé ualityitectsidérRingE A A OA A
water, recreation, ecosystems and aesthetic beauty. The most common parameters timaty

impair surface and ground water quality are feal coliform bacteria, phosphorus,
temperature, arsenic and nitratenitrogen. These and other contaminants can either cause

health risks if ingested or harm native biota, resulting in norattainment of designated

water uses for the water body.

Water quality isinfluenced by the type and intensity of land use adjacent to and upstream of
the water body. Pollutants are contributed to the environment from a wide variety of
nonpoint sources (NPS) including human development (through stormwater and
residential runoff, septic systems, fertilizer applications on lawns, and Brownfields or
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contaminated sites), domestic or captive animals, agricultural practices (crop farming,
livestock, and manure applications), and wildlife (large populations). Pollutants from these
sources can reach water bodies directly, through overland runoff, or through stormwater
conveyance facilities. Point sources also exist, primarily wastewater treatment plants
serving communities or industrial facilities.

Accordingly, the belowlisted goalsand objectives apply to the management and regulation
of water quality in the Township Highlands Area.

1. To protect, restore (if applicable) andenhance waterquality in the Highlands Area.

2. To remedy the pollutant sources associated with existing or histoci land uses in
conjunction with redevelopment opportunities.

3. Toensure that land use and development is permitted only in sudbcations, at such
densities, and in such manneis to ensuresustainableuse of Highlands Area water
resources and continuedprotection and management of critical lands for water
quality purposes.

4. To ensure that the municipal portion of anyAreawide Water Quality Management
Plan or Wastewater Management Plarwill not directly or indirectly support
development that would be in violdgion of any adopted Total Maximum Daily Load
(TMDL) limits established by NJDEP.

5. To adopt and implement stormwater management controls through a municipal
Stormwater Management Plan.

6. To require use of applicable Low Impact Development(see Section K)and Best
Management Practiceso protect the quality of ground and surface waters

J. WELLHEADPROTECTION

Wellhead Protection Areas within the Highlands Area appear in the ERI mapping duplicated
herein at Exhibit T, @Vellhead Protection Areasd This Plan recognies and incorporates the
descriptions, definitions and delineations for Wellhead Protection Areas (WHPAS) as
discussed in the ERI.Highlands AreaWHPAs aredelineated for community water supply
wells based upon time of travel, reflecting the time requiredor ground water to flow into
the well. WHPAs are composed of three tiers based upon ay@ar (Tier 1), 5year (Tier 2),
and 12-year (Tier 3) time of travel.Each tier includes the area of each smaller tier within it.

Protection of ground water resourcesthat directly provide water to potable water supply
wells is vital to the public health, safety, and welfare of the community. It is alsaf primary
importance to ensure continued availability ofclean drinking water to all that rely upon it
Through regulation of land use, physical facilities and other activities within WHPAs, the
potential for ground water contamination can be reduced by preventing the introduction
and migration of pollutants into ground water sources that supply water supply wells.
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Accordingly, the belowlisted goals and objectives will guide the regulation and
management ofTownship Highlands Wellhead Protection Areas

1.

10.

To identify and ensure proper management of existingand uses within Wellhead
Protection Areas that have a significantpotential for contributing pollutants of
concern to ground water.

To protect and enhance ground water and water supply resources withiiWellhead
Protection Areas consistent with the source water assessments for each water
supply source.

To prohibit land uses and activities that pose significant risk of ground water
contamination from locations delineated asTier 1 Wellhead Protection Areas Such
uses (and any structures devoted or related theretoshould include at minimum,
those designated by the Highlands Council as Major and/or Minor Potential
Contaminant Source (PCS) aridr as potential sources ofpathogeric contaminants
(see Appendices A, B and C)

To prohibit land uses and activities that pose significant risk of ground water
contamination from locations delineated asTier 2 Wellhead Protection Areas. Such
uses (and any structures devoted or related theretoshould include at minimum,
those designated as Major and/or Minor Potential Contaminant Source (PCS) by the
Highlands Council (see Appendices,Band C).

To require that land usesand activities that pose significant risk of ground water
contamination in locations delineated asTier 3 Wellhead Protection Areas
incorporate ongoing management of toxic chemical sources armmtohibition of non-
permitted discharges so that the potential for ground water contamination is
minimized and the opportunity for discharge discovery and control is maximized.

To ensure that stormwater management planspertinent to both development
applications and municipal-wide planning, address wellhead protection
requirements.

To encourage stormwater reuse for noragricultural irrigation and other non-
potable water purposes to minimize the volume of stormwater discharges (other
than from clean sources) within a Tier 1 or Tier 2Nellhead Protection Area.

To restrict development activities that pose threats to the water quality of public
water supply wells.

To ensure that development activities and existing land use activities implement
best management practices to protect the qual of ground water within Wellhead
Protection Areas.

To ensure that theuses, structures or activities permitted within utility service
areas, asproposed within the municipal portion of the Areawide Water Quality
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Management Plan or Wastewater ManagemerRlan, will not adversely affect ay
Wellhead Protection Area.
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K. LOWIMPACTDEVELOPMENT

This Plan embraces the concept of Low Impa®evelopment (LID) and seeks to ensure st
maximum use in land development activities throughout the Highlands Area. LID
encompasses a broad array of development and management techniquibsit can minimize
or mitigate the potential adverse impactsof land use and development orthe natural

environment. LID is usedin stormwater management, OA OT OOA A

building, and sustainable site design In stormwater management for example, LID
techniques can be employed tocapture rainfall, filter it through existing vegetation, and
maximize its absorption by onsite soils in order torechargeground water supplies. In site
design, LID would incorporate strategies to reduce site disturbance, limit impervious
coverage and integrate existing natural features affecting the site and/or its immediate
surroundings into the proposed layout and design

To accomplish such aims, speciiLID standards should be developed and incorporated into
Township land use regulations.BecauseLID practices and innovations continue to emerge
these shouldinclude, but by no means be limited tahe following:

1.

Sormwater management LID standards hat preserve or mimic the natural
hydrologic features and characteristics of the land.

a.

Use of sormwater management features that maintain, restore and enhance the
pre-existing natural drainage patterns of the site.

Limitations on impervious coverage allowances to maximize stormwater
infiltration and reduce runoff.

Requirements for site-specific hydrologic studies which identify the velocity,
volume and pattern of water flow into, through andflowing from a parcel
proposed for development.

Requirements that staomwater management systems employ &DAAOE C1
T AOOOAG A mde Ofl glagskeharkéls, dry swales, wet swalégegetated
channels designed to retain water or marshy conditions that support wetland
vegetation), infiltration basins, bio-swales and water gardens, constructed
wetlands, green roofs, and other low impact approaches to attenuate and
control stormwater and provide multiple environmental benefits.

LID practices that minimize land disturbance during construction activities

a.

Requirements for site-specific analyss of environmental features and
constraints as a integral component of site design.

Limitation s on site disturbance, soil compaction, clearing and grading to the
minimum necessaryto allow for permissible development
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C.

Provisions to minimize soil erosion and airborne dust during construction and
to protect streams and other water bodies fronsilt and sedimentation.

3. LID best management practices whereany development application proposes
disturbance of a Highlands Area resource, including bu not limited to Steep Slope
Protection Areas Forest Areas Critical Habitat Areas, Highlands Open Waters and
Riparian Areas, and Prime Ground Water Recharge Areas.

a.

b.

HighlandsArearesourcesshould be identified as a firststep in site planning.

To the maximum extent practicable Highlands Area resources should bevaided
or their disturbance minimiz ed through site design.

The quality and value of Highland#Arearesourceslocated on development sits
should be maintained by use of LID strategies thatminimize the impacts of
development to the maximum extentpossible.

4. LID practices in design of sites, buildings, structures and roadwayBevelopment
and redevelopment projects should follow a prescribed conservation design
planning processthat considers existing site features and site context; maximizes
opportunities for open space and connections to open space systems; and
incorporates LID practices inall aspects ofstormwater management, sitelayout, and
resource protection. In addition to the previously listed items (1-3, above) these
include but are not limited to the following:

a.

Use of water conservation measures in site layout and structures, including but
not limited to such practices aswater efficient landscaping (including use of
native and droughttolerant plant species), rain collection systems, use of gray
water, and water-efficient landscape irrigation.

Use of low maintenance landscaping that encourages retention and planting of
native vegetation and minimizes lawn areas and use of fertilizers ancdepticides.

Use of pervious paving materials and minimization of impervious surfaces.

Use of micraclimate conditions to maximize solar gain for winter heating and
minimize solar gain during high temperature summer conditions.

Reuse and recycling of buildhg materials when development involves
demolition.

Inclusion of energy-efficient features in site layouts andouildings.

Roadway design standards (subject to RSIS limitations) that incorporaté.|D
techniques to address stormwater managementlimit impervious coveilage
ensure planting ofnative and drought-resistant vegetation, and integrate other
Q@reen sO A A&ign initiatives.
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UTILITY SERVICES PLAN

It is the overarching policy of this Plan to ensure that development of the Highlands Area
does not exceedhe available environmental and infrastructural capacity to support it. The
Utilities Services Plan recognizes and incorporates the following Exhibits, as described and
discussed in the ER&nd duplicated herein Public Community Water Systems MagExhibit

U); and Highlands Domestic Sewerage Facilities MafExhibit V).

This Plan recognizeghat future development must only occurwithin the carrying capacity
of water resources as to both quality and quantity. It also recognizes the importance of
ensuring that water supply and wastewater utility capacities are made available in ways
that provide maximum benefit within the constraints of water availability and water quality
protection, and are used in ways that provide coseffective and efficient service. Utility
services support more dense development than osite wells and septic systems, and
therefore can provide for more housing and job creation per square mile. They also can
result in more intensive environmental impacts, however, and a greater strain on available
water resources. It is of particular concern to the Township, that utility service locations
occur in the most appropriateportions of the Highlands Areaand that development reliant
upon wells andor septic systems occur only at densitieshat can besustained by existing
environmental characteristics.

Accordingly, the belowlisted goals and djectives will guide Township regulation and
management of water and wastewater utilities, and use and maintenance of septic systems.

A. PRESERVATIOMREA

1. To prohibit the expansion or creation of public water supply systems, wastewater
collection and treatment systems and community orsite treatment facilities in the
Preservation Area unless approved through a Highlands Applicability
Determination (HAD) or an HPAA with waiver pursuant tothe NJDEP Preservation
Area rules atN.J.A.C. 7:38

2. To identify those lards of the Preservation Area that may be appropriate for the
extension or creation of public water supply systems, wastewater collection and
treatment systems and community on-site treatment facilities for redevelopment
that would meet the waiver requirements of the NJDEP Preservation Area rules at
N.J.A.C. 7:3Bgarding public health and safety or redevelopment.

B. PLANNINGAREA

1. To ensure that all existing and future development in the Highlands Area using
public water supply systems and wastewater collectiorand treatment systems are
served by adequate and appropriate infrastructure.
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2.

To ensure that proposed public water supply and wastewater service areas will not
directly or indirectly cause or contribute to a Net Water Availability deficit, and
where feaside, will mitigate any deficit.

To prohibit the creation or extension of public water supply systems and
wastewater collection and treatment systems within the Protection Zoneand the
Environmentally -Constrained SubZonesuntil or unl ess authorized by the Highlands
Council

To allow for the creation or extension of public water supply systems and
wastewater collection and treatment systems where appropriate within the Existing
Community Zone (excluding the Environmentally-Constrained Sub-Zone) in
accordance with the conditions of approval applicable to any amended Areawide
Water Quality Management Plan (as authorized by the NJDEP in coordination with
the Highlands Council)

a. The highest priority for allocation of excess or additional watewater treatment
capacity is to areas where there are clusters of failed septic systems that are
located within or adjacent to Existing Areas Served.

b. Secondary piority for such systems should be assigned to TDR Receiving Zones,
infill development, redevelopment and affordable housing projects.

C. PLANNING& PRESERVATIOMREAS

1.

To require that development supported by new or expanded public water supply
systems and/or wastewater collection and treatment systems occur at a density and
intensity that ensures eficiency and costeffectiveness of the public infrastructure.

To ensure thatCarbonate Rock Areas anwellhead Protection Areas are considered
and appropriately protected in the design and construction of anpew or expanded
wastewater collection/treatment system.

To ensure that onsite wastewater system discharges do not exceed the natural
capacity of ground water to attenuate loadings, exacerbate existing nitrate
impairment, or contribute to potential nitrate impairment for subwatersheds of the
HighlandsArea.

To ensure that all development in areas not served by public watesupply or
wastewater collection and treatment systems is at a density that can be supported
by on-site wells and subsurface septic systems, respectively. With respect to septic
systems, to determine such densities on the basis ofiedian nitrate concentrations

in ground water and nitrate dilution modeling.

To ensure the development of a Township-wide septic system
management/maintenance plan.
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6. To develop a Wastewater Management Plan féhe Township Highlands Area.
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CIRCULATION PLAN

The existing Master Plarhasa Circulation Plan Element providing detailed information on
existing and proposed transportation infrastructure within, or providing access taand from

the municipality, including information on all modes and supporting facilities and services.
This Plan supplements the existing Element, as applicable to the Highlands Area, to include
the additional information and goals and objectives listed below.

The (Highlands Roadway Networkd | % @)FaRd&bfighlands Transit Networkd j %@EEAE O
mapstogether illustrate the regional transportation network and facilities of the Township
Highlands AreaMunicipal roadways and transportation featuresinterface with those of the

region and the state as a wholeaswill be discussed and illustratedin the Circulation Plan

Element for the Township Highlands Area

The Planning Board currently anticipates, proposes and/or has identified need for
modifications to the portion of the transportation system located within the Highlands Area,
as listed and briefly descrbed below:

Railway infrastructure improvements;

Transit station upgrades;

Busavailability/ routing enhancements;

Parking improvements;

Bicycle lanesor bike trail installations;

Pedestrian safety enhancements;

Sidewalk/lighting improvements;

Provision of multi-modal linkages tdbetween community facilities;
Roadway infrastructure improvements.

© NGO LDNE

As discussed in the ERI,ufure and existing development and redevelopment in the
Highlands Arearelies upon a complex network of roads, railways and fidges serving not
only the municipality, but the county, the region and the state as a whole. A varietyrabdes
of transportation are vital to ensuring efficient movement of people and goodsncluding
but not limited to automobile, bus, rail, truck, bigcle and pedestrian. By promoting smart
growth principles and efficient land use the municipality and the Highlands Regionas a
whole can expand access to a multimodal transportation system while protecting
environmentally sensitive areasand Highlandsresources

Accordingly, thefollowing goals and objectivesshall guide the development, improvement,
and ongoing management of the transportation network and supporting facilities of the
Township Highlands Area.

1. To ensure that transportation facilities andinfrastructure are designed and located
in a manner that achieves optimal efficiencies in land use and provision of service,
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while at the same time, protecting the environmental resources and critical
environmental areas of the Highlands Area.

2. To enhanceopportunities for pedestrian and bicycle access, mobility and safety,
through provision of sidewalks,walking trails, pedestrian crosswalks, bicyclelanes
and trails, bicycle racks, and networked linkages that both access and connect
community facilities, parks, schoolsand shopping areas.

3. To improve public safety through implementation of traffic calming measures in
areas with high pedestrian activity.

4. To provide for safe and efficient pedestrian connections including features such as i
sidewalks, proper ligf OET ¢h OECI ACAh OEAI OAOO AT A OGCOAA
those ofthe New Jrsey Department of4 OAT OB 1 QMIB@TIPedesiriénSafety
Initiative.

5. To enhance roadway corridors and encourage pedestrian activity, where
appropriate, by installation of ample sidewalk areas with aesthetic enhancements
such as street trees, decorative lighting, and benches.

6. To promote safe routes for children to travel to and from school, potentially with the

FET AT AEAT AT A OAAET EAAI AGehecdFoyiaAA 1T £ . *$/ 46
7. To optimize use of existing roadvay capacity by appropriate means, such as
increased bus, van, jitney and car pool ridership.

8. To identify roadways designated as scenic byways ando the extent of municipal
jurisdiction, to protect and preserve their defining characteristics in conjunction
with the scenic viewsheds they provide access to.

9. To recognize and support the unique needs of the agricultural industry to move
farm vehicles and goods along transportation corridors, antb establish saé travel
routes for farmers and agritourism, as appropriate in the Highlands Area, to
ensure the safety and viability of farming as an occupation.

10. To evaluate the potential growthinducing effects of roadway improvements that
will increase traffic capacity, such as substantial new land use,ew residents or
new employment.

11. To prohibit road improvements in areas for which a Growth-Inducing Study
demonstrates that proposedimprovements do not support the resource protection
and smart growth policiesotherwise established by the Highlands Element, or that
are likely to be growth-inducing for lands with limited or no capacity to support
human development without adverse impact on Highland#&rearesources

12. To limit road improvements where roads are constrained i topography, adjacent
forested lands, or other sensitive environmental features such as critical habitat.
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13. To ensure that road improvements are designed tenhance community character
and to avoid adverse impacts taadjoining or otherwise affected properties.

14. To promote land use patterns that support a balance of jobs to housing as a means
of reducing motor vehicle trips and average trip lengths.

15. To seek and encourage to the extent applicabléevelopment and redevelopment in
areas proximate to rail statics and along bus routes.

16. To promote development of mixed land useswhere appropriate,in locations that
result in reduced motor vehicular trips and average triplengths.

17. To permit and encourage use of shared parking areas, driveways, and other such
infrastructure to limit paved surfaces and maximize efficiencies.

18. To ensure coordination between transportation planning and the Land Use Plan
Element and to integrate smart growth principles into both.
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LAND PRESERVATION ANDAND STEWARDSHIP PLAN

The existingMaster Planhasan Open Space and Recreation Plan Element providing detailed
information on existing and proposed open space preservationand recreational
opportunities in the community. This Plan supplements the existing EBiment, as applicable
to the Highlands Area, to include the additional information and goals and objectives listed
below.

A mapped inventory ofPreservedLandsin the Township Highlands Aregappears at Ehibit

Zzh  O0 O Aandsh(duplidated from the ER). This Planin addition incorporates (from the

ERI) Exhibit AAh Highlands# 1 T OAOOAOQEIT 1 0 OE IBeiEHIflandsGhedabh 6 %D EE,
Environmental ZonedExhibit C&h  O0 OAOAOOAA &AIOOOh BiI B#! BABADI OOC
and Exhibit DDh O) | BT OOAT O ZEhisPlan rkdodnize8 &nH inCoipdrates the

definitions, derivations and delineations used to develop these maps, as provided imetERI

Preserved Lands in the Township Highlands Area include lands under ownership byhe
municipality, the county, the state the federal governmentand non-profit land trusts. In
addition, Preserved Landsncludes dedicatedeasements (sich as Conservation Easements)
to the extent theseare currently known and identified (i.e., by deed description)for
mapping purposes.(The Planning Board recognizesand will address the need for a more
complete inventory of all such easementsafter BasicPlan Conformance has been attained
with the assistance of the Highlands Council)n total, the map indicates 7,622 acres of
Preserved Lands

Highlands Conservation Priority Arealands are those designated a high priority for
preservation due to exceptional water and ecologicatesource valwe. The priority order
derives from the Highlands CouncilResource Assessment methodology which identifies
and ranks Highlands lands based on a combination of indicatorsincluding but not limited
to: watershed conditions, Highlands Open Waters, riparianreas, prime ground water
recharge areas, forests, critical habitat and steep slopes

Lands within the Highlands Special Environmental Zone are those having the highest
priority ranking for preservation based on the Highlands Council Resource Assessmeard
for which development is expressly prohibited. Preservation ofhese landsis vital to: a)
protecting Highlands Area water resources and environmentally sensitive lands b)
protecting water supply reservoirs and other critical water features c¢) creating large
contiguous areas ofenvironmentally sensitive lands;d) creating habitat corridors; and €)
connecting existing preserved openspace.

All Agricultural Usesincludes lands currently serving farming and/or other agricultural
purposes, whether permanenly deed restricted or not. The map oftmportant Farmland
Soilsprovides a delineation of the four farmland soil classifications as prepared by thd.S.
Department of Agriculture (USDA, NRCSSoil Survey Geographic Databader farmland soll
quality, including:

-47 -



DRAFT Highlands Element to tiiockaway TomshipMaster Plan Novembef010

a) Prime Farmland Soils- Soils having the best combination of physical and chemical
characteristics for producing food, feed, forage, fiber and oilseed crops. It has the
soil quality, growing season, and moisture supply needed to produce high yield$
crops when treated and managed according to acceptable farming methods. Prime
farmland soils are not excessively erodible or saturated with water for a long period
of time, and they either do not flood frequently or are protected from flooding.

b) Soils ofStatewide Importancez Soils that produce high yields of crops when treated
and managed according to acceptable farming methods. This soil may support yields
as high as Prime farmland if conditions are favorable.

¢) Unique Farmland Soils Soils used for speial crops (such as cranberries in the New
Jersey Pinelands). Unique soils are determined on a statewide basis by the State Soil
Conservation Committee.

d) Locally Important Farmland Soils- Soils designated and ranked by the County
Agriculture Development Board. Farmland of Locally Important soils include those
soils that are not Prime or of Statewide Importance and are used for the production
of high value food, fiber, or horticultural crops.

The following goals and objetives will guide the future identification, prioritization,
dedication, and stewardship ofPreservedLandsin the Township Highlands Area:

1. To recognizeand consider Highlands Councilprioritization criteria in addition to
existing Township criteria, in making determinations regarding nonragricultural
Land Preservaton (whether by fee simple or easement dedication). Highlands
priorities are ordered as follows:

a. Lands within the Highlands Special Environmental Zone;
b. Lands within Highlands Conservation Priority Areas; and

c. Lands within Highlands Resource Areas generallyncluding but not limited to
forested portions of Forest Resource Areas, Critical Habitat Areas, and Riparian
I OAAOGh DAOOEAOI AOI U AT U PIOOETT T&£ A 2A01 O«
IO O(ECE 2A01 OOAA e6Al OAs8o

2. Tomaintain a current Recreation andOpen Space Inventory (ROSI) where required
by the NJDEP Green Acres Program.

3. To seek ways to establish and fund locdblnd acquisition for preservation and
stewardship programs or to expand existing open space and stewardship programs.

4. To identify lands subject to stewardship programswithin this Land Preservation
and Land Stewardship Plan and to provide that information to the Highlands
Council.
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5. To require that conservation or land stewardshipeasements imposed during the
course of development applicatios beenforceable by the Highlands Council and at
least one of the followingentities, as qualified and amenable in accordance with the
particular circumstances the Township, the County Agriculture Development
Board, the SADC, Greekcres, or a norprofit land trust organized pursuant to § 501
(c)(3) of the federal tax codeand engaged in the protection of land for the purpose
of providing long-term stewardship of land resources.

6. To establisha stewardship and monitoring program for preserved lands owned by
or dedicated to the Township. This objective may be accomplished with the
assistance ofa non-profit land trust organized pursuant to 8 501 (c)(3) of the
federal tax code andengaged in the protection of land for the purpose of providing
long-term stewardship of land resources

7. To develop and implement a Forest Management Plan or Forest Stewardship Plan
consistent with the standards of the NJ Forest Stewardship Program for application
to municipally-owned forest lands.

8. To ensure periodic monitoring of easenent restrictions protecting Critical Habitat
Areas, associated species and ecological communities from any changes in land use
or management practices that would impair these resources.

9. To implement Riparian Area restoration practices on Preserved.ands that give
priority to ecological and watershed protection measures.

10. To identify and preserve opportunities for outdoor recreation, including a variety of
active and passiverecreation options, in such locations and in suchmanner as to
ensure environmental resource protections, while addressing the needs of the local
population for physical activity, social interaction, connection with nature and the
natural environment, and enjoyment of the outdoors

11. To promote the Right to Farm Act and to incorporate landise regulations that are
consistent with and further its intents and purposes.

12. To promote the longterm viability of the local agricultural industry by promoting
and utilizing existing county, state, and federal agriculture related programs and
developing land use regulations and programs where appropriate, in support of
direct marketing, organic farming, niche markets, agftourism initiatives such as
FAOI AOOGS [ AOEAOO AT A OFI AAGEAA OOGATAO j11AAOA
ancillary business oportunities, community supported agriculture, and other such
projects, programs, or activities.
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COMMUNITY FACILITIESPLAN

The exsting Master Plan has a Community Facilities Plan Element providing detailed
information on all existing community facilities, including but not limited to government
offices, fire, police, and rescue squad facilities, parks and playgrounéslucational facilities,
libraries, public works facilities and yards,treatment works, storage depots, and so forth.
This Plan supplements the existing Element, as applicable to the Highlands Area, to include
the additional goals and objetives listed below.

The overriding policy of this Plan is to ensure that community facilities reflect community
needs while minimizing resource impacts andmaximizing the efficiency of resource use
Achieving this aim requires attention to the design and location of community facilities.
Accordingly, the belowlisted goals and objectives will guide community facilities in the
Township.

1. To locate and maintaincommunity facilities and services that support compact
development patternsand shared services, and provide a high level of service.

2. To identify existing and planned community facilities andto encourage shared
service opportunities, whether at intra- or inter-municipal levels.

3. To identify for all such facilities, realistic options to enhance energy efficiencies,
ET AT OPT OAOGA OCOAAT &6 AOQOEIAETC 1 AOAOEAI O Al £
emissions, and ET EIl EUA OAAOAIT 1 de®ldp @ endmdniphrfijdgy AT A O
for implementing them.
4. To consider and incorporate all feasible Low Impact Development techniques in the
design, development, operation and management of existing and proposed

community facilities. (For description and discussion of LID techniges, see
Conservation Plan Elemen}.

5. To incorporate the goals, objectives and resource protections discussed throughout
this Highlands Element into the planning and development of properties and
facilities under municipal jurisdiction.
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SUSTAINABLE ECONOMIDEVELOPMENT PLAN

A sustainable economy is important to the well-being of the Township and the wider
economic regionof which it is a part. It is the intent of the Planning Board to examine th
issue and to prepare an economic development plarfior future adoption, which will set
forth strategies for strengthening the localeconomy and/or the municipal contribution
toward the wider economyto which it belongs.

The goals and objectives of the Sustainable Economic Development Riaaddition include,
but are not limited to:

1.

To develop appropriatestrategies to improve thelocal tax base and create jobs and
economic opportunities, while remaining nsistent with the other policies and
objectives of theHighlands Element

To ensure opportunities for home offce, entrepreneurial and other small business
activities, as appropriate

To identify appropriate opportunities for development and/or redevelopment,
including possible brownfield redevelopment that may further the goal of economic
sustainability.

To encouage development of small business incubator programs, particularly those
focused on advancingpecificgoals and objectives othe Highlands Element, such as
initiatives in compact design, native species landscaping, Low Impact Development,
energy efficiency and resource conservation.

To coordinate with the Highlands Council and other applicable state and/or county
agencies todevelop or participate in eco, agri-, andor heritage tourism programs,
as appropriate.

-51-



DRAFT Highlands Element to tiiockaway TomshipMaster Plan Novembef010

HISTORIC PRESERVATION PLAN

The existing Mater Plandoes not havean Historic Preservation Plan Element sé¢ing forth
the applicablegoals and objectives, criteria fohistoric designation, andspecific properties

of historic interest in the community. It is the intent of the Planning Board to fully develop
and adopt such an Element, applicable at mininm to the Highlands Area. Until such time as
that task is complete, the narrative herein shall serve as the Historic Preservation Plan
Element.

A. HISTORIC,CULTURAL ANDARCHAEOLOGICAIRESOURCES

The Township survey of historic sites appears as aap within the ERIl,which is duplicated

herein at Exhibit EEh Higforic, Cultural, and ArchaeologicalResource Inventon8 6 4 E A
specific list of affected properties and a brief discussion pertaining to each is provided
below. The list comes directly from the Highland Region Histori¢ Cultural, and
Archaeological Resources Inventory (as of November 2007), which includes: 1) all
properties listed on the State or National Register of Historic Places; 2) all properties which
have been deemed eligible for listing on thet&te or National Register; and 3) all properties

for which a formal State Historic Preservation Office (SHPO) opinion has been issued.

This Plan recognizes that the historic cultural and archeeological resources of the
Highlands Areaform an essetiial component of its characterand aesthetic quality They
preserve a part ofthe history of the Township Highlands Area and provide a link to its past.
They remind us of significant people, places anglventsin our history and they provide vital
information about what life was like in this community in earlier times.

[Municipalities that anticipate adoption ofhistoric preservation ordinances should consider
inclusion of the languagéereunder denotedA QAltetnative 16Adoption of suctordinances is
encouragedbut not required. For those that do not intend to adopt historic preservation
ordinances, please use the languageovided in the section denoted kernative 2,6 which
follows below.Township willfinalize prior to adoption. Language will be revised aaatingly ]

[Alternative 1] Accordingly, the belowlisted goals and objectives shall apply to the future
preservation of Historic, Cultural, and Archaeologicatesources in the Highlands Area.

1. To ensure that human development does not adversely affettie character or value
of resources which are listed on the Historic and CulturaResource Inventory to the
maximum extent practicable.

2. To require that dl development and redevelopment applications include submission
of a report identifying potential historic, cultural and archaeological resources on
the subject property or immediately adjacent properties.

3. To ensure thathistoric, cultural and archaeological resources identified through the
development review processare: a) evaluated for inclusion on the srvey of historic
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sites within this document; and b) submitted to the Highlands Council fopossible
inclusion in the Highlands Region Histori@and Cultural Resources Inventory.

4. To ensurethat the impact of proposed human development on the historic and
cultural resources of the HighlandsAreais addressed duringdevelopment review.

5. To at minimum utilize State and National Register criteria, as applied at the local
level, in considering sites and districts for historic designation.

6. To use the U8 Secretaryl £ OEA )1 OAOET 060 30AT AAOAO A1 O
Properties as guidance for historic and cultural preservation review ando seek and
encouragepreservation andadaptive re-use of historic structures.

[Alternative 2] Accordingly, the belowlisted goals and objectives shall apply to the Historjc
Cultural, and Archaeologicaresources in the Highlands Area.

1. ToexamineOEA AEAOAAOAO AT A NOAI EOGEAO 1T &£ OEA ATI
Archaeological resourcesto gain further understanding of the extent of their
contributions to the aesthetics,character, economic vitality, and sense of placef
the community.

2.47 AT1OEAAO OEA AAOAAOEITAI OAIOA T &£ OEA 1§
Archaeological resourcesand encourage opportunities to celekrate and share
information about the communityd l&ritage.

3.47 AT1OEAAO OEA AEAOAAOAO AT A NOAI EOGEAO 1T &£
Archaeological resources in any development application that may affect them,
whether directly or indirectly.

4. To examine the potential for development and adoption ofregulatory provisions
that are protective of the Historic, Cultural, and Archaeological resources of the
community.

5. To consider the character and qualites 0O EA AT 1 1 61 EOU8O ( EOOI OEAR
Archaeological resources indevelopment of the Land Use Plan, Community
Facilities Plan Circulation Plan,and all otheraspectsof the HighlandsElement.

The following sites, districts and properties are listed in the Highlanddistoric and
Cultural Resourcednventory:

a) Ford-Faesch Manor House, Mount Hope Road
b) Ground Bee Rockshelter Archaeological Site
c) Hibernia Methodist Episcopal ChurchGreen Pond Road

d) Hibernia Historic District, Parts of Green Pond, Main, and Lower Hibernia Roads,
Church Street
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e) Lake Demmark Road Historic Homestead Site

f) Morris Canal

g) Mount Hope Mine Historic District, Mount Hope Road

h) Bed of Mount Hope Mine Railroad

i) Old Main Delaware, Lackawanna and Western Railroad Historic District
j) Picatinny Arsenal 600 Ordinance Testing Area District, Z0Avenue

k) Picatinny Arsenal Administration and Research District, Buffington Road, Joyces
Lane, Parker Road

) OEAAOQETTU ! OOAT Al . AOGU #1171 AT AAOBO 10A00A0C
m) Picattinny Arsenal Stable, Main Road

n) Picatinny Arsenal Test Area E, Naval Air Rocket Test &ta District, Snake Hill
Road

0) Snake Hil Road Historic Homestead Site

p) Split Rock Furnace

B. SCENIGRESOURCES

The Township baseline survey of scenic resources appears at Exhitiith O" ASkdnicET A
2A01T OOAAOG )1 OAT O1T OUh& A Obt IEtholafektdd prEteitids andBE A %2 ) 8
brief discussion pertaining to each is provided below. The list comes directly from the

Highlands Council as a firsstep inventory of Scenic Resources having potential for local

and/or regional designation. It includes national historic landmarks andfederal, state and

county publicly-owned parks, forests, and recreation areas.

The Highlands Council also adopted a Procedure for Nomination, Evaluation and Inventory
of Highlands Regionally Significant Scenic Resources whi@stablishes the process for
formal nomination and inclusion of additional scenic resources in the Hightads Scenic
Resource Inventory The process requires the adoption and implementation omanagement
plans to ensure that the scenic resources are proteed and maintained

This Plan recognizes the value and importance of scenic resources in preserving the
aesthetic qualities of theTownship Highlands Area. Accordingly, the belowisted goals and
objectives shall apply to the futuremanagementof Scenic Rsources in the Highlands Area.

1. To ensure that human development does not adversely affect the character or value
of resources which are listed on the Highlands Scenic Resources Inventory.
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2. To require that the impact of proposed human development on the so& resources
of the Highlands Area be addressed during local development review.

3. To utilize Highlands Scenic Resource designation standards, as applied at the local
level, in considering scenic resources for designation.

4. To require that all development applications include identification of any scenic
resources in the Highlands Region that are listed on the Highlands Scenic Resources
Inventory and may be affected by the proposed development.

5. To develop regulatory standards to protect Scenic Resources fronegative impacts
due todevelopment.

6. To develop minimum standards for the protection and enhancement ofthe Senic
Resources listed in the Highlands Scenic Resourcks/entory.

The following locations are listed in theHighlands Scenic Resources Inventory:
a) Farny State Park
b) Wildcat Ridge Wildlife Management Area

¢) Mount Hope Historical Park

-55-



DRAFT Highlands Element to tiiockaway TomshipMaster Plan Novembef010

DEVELOPMENT TRANSFER PLAN

The MLUL provides for inclusion of a Development Transfer Pladdement setting forth the
public purposes, the locations of sendingnd receiving zones and the technical details of a
development transfer program. It is the intent of the Planning Board toinvestigate and
consider the opportunity to fully develop and adopt such an Element, in accordance with
the information and goals andobjectives listed below.

Transfer of Development Rights (TDR) is a land uswol that permits the transfer of
development potential from areas identified for preservation, called sendingones, to areas
that are appropriate to accommodatdncreased growth, called receiving zones. Landowners
in the sending zones receive compensation fahe transferable development potential of
their property once it has been restricted ér preservation. Paymentis provided through
purchasers who buy credits representing tle transferred development potential of parcels
in the sending zonesThe credits entitle the purchaser to build in areceiving zone at a
density or intensity greater than that permitted under existing zoning.

The TDR program if opted into, must be establshed and administered in accordance with

the requirements set forth in the Highlands Regional Master Pla’h TDR program involving

lands located within the Township Highlands Area will require approval from the Highlands

Counciil4 EA (ECEI AT AO #1 01 AEl EAO AOOAAI EOEAA O(ECE
representative of the tranderable development rights and aHighlands Development Credit

Bank through which such creditsmay be bought and sold.The municipality may seek

technical assistancefrom the Highlands Councilregarding TDR requirements,along with

grant funding to explore the feasibility of establishing aTDR receiving zone Under the

Highlands TDR Program, the municipality mayimit the use of HDCs to intramunicipal

transfers in designated Receiving Zoneff approved bythe Highlands Council

The following goals and obgctives will apply to the municipal TDR program if developed or
expanded to affect landdocated within the Township Highlands Area:

1. To use tansferable development rights to guide growth anddevelopment away
from ecologically sensitiveand/or agricultural ly important lands and towards lands
which have the capacityto support additional human development without
compromising the ecological integrityof the HighlandsArea.

2. Touse TDR tamaximize the preservation of Preservation Area properties outside of
the Existing Community Zone or a Highlands Redevelopment Area, with emphasis
on properties with the highest Conservation Priority scores

3. To recognize and consider Highlands Council designation @l lands within the
Preservdion Area, except those in the Existing Community Zorend any approved
Highlands Redevelopment Areaas eligible to serve as Sending Zonds accordance
with the Highlands TDR Program
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4. To recognize and consider Highlands Council designation @l lands within the
Planning Area, except those in th&xisting Community Zoneor within any approved
Highlands Redevelopment Aregas eligible to serve as Sending Zones accordance
with the Highlands TDR Program.

5. To exclude lands located within the Existing Commuity Zone or within any
approved Highlands Redevelopment Are&rom consideration for allocation of HDCs
in accordance with Highlands Council prohibitions

6. To incorporate information provided by the Highlands Council concerningthe
allocation of HDCs to indvidual Sending Zone parcelswhich will vary according to
location within the Highlands Region, comparative development potential, and
whether a Sending Zone landowner chooses to exercise an applicablghlands Act
exemption.

7. To designate upon Highland<Council approval, where appropriateand in keeping
with municipal development objectives lands located within the Existing
Community Zone or Highlands Redevelopment Areas as Receiving Zones.

-57-



DRAFT Highlands Element to tiiockaway TomshipMaster Plan Novembef010

RELATIONSHIP @ MASTER PLAN TO STATIREGIONALLOCAL PLANS

By adoption of this Highlands Elementthe Township Master Planis brought into alignment
with the Highlands Regional Master PlatiRMP). The Highlands Element incorporates all of
the policies, goals, andobjectives of the HighlandsRMPthat are relevant to the use and
development of land in theTownship Highlands Area. The Highlands Element calls for the
development and adoption of various land use regulations and specific environmental
management planswhich together will effectuate its vision andin so doing,advance the
intents and purposes of the Highland&kRMP.

The Highlands Act provides that any portion of a municipality located in the Highlands
Preservation Area is exempt from the State Planning Canission (SPC) Plan Endorsement
process. It provides further that once the RMP has attained Plan Endorsement from the SPC
for the Planning Area Highlands Council approval of Plan Conformance with respect to
lands in the PlanningAreashall be deemed theequivalent of Plan Endorsement.

By aligning the municipal Master Planwith the Highlands RMP, its consistency with the
State Development and Redevelopment Plan (SDRB) achieved A map depicting the
i OT EAEPA]I EQUG O 3apmedrs adHxMAbitGGTheElighladdd Blénentfurthers
SDRPpolicies, goals, and objectivesn many ways, not least of whictare the following:

1. Seeking to protect, preserve, restore, and enhane the natural resources of the
Highlands Areag

2. Encouraging the use ofsmart growth principles in locations of the Area deemed
appropriate for development and/or redevelopment;

3. Protecting historic, cultural and aesthetic resources
4. Encouraging a sustainable local economy;

5. Protecting agricultural resources, supporting local agricultural businesses and
promoting sustainable agricultural practices;

6. Preservingopen space and providing for an array of active and passive recreational
opportunities; and

7. Ensuring a viable and wellintegrated transportation network that incorporates and
encourages multimodal optionsand efficiency of land use

The Highlands Element modifies the relationship of thélownship development plan to
those ofthe county and contiguous municipalities insofar as it affects the intents dr land
use and development within the Township Highlands Area. Given that the Highlands
Element introduces a substantial number of new constraints to development based on
environmental resources and carrying capacies, it is anticipated that the future mpacts
from development of the Highlands Area will be reduced fronprevious trends. A complete
understanding will not exist however, until further analysis is undertaken to determine the
full impacts of conformance with the RMP on the municipal Land Useddl An important
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component of that analysis will be in regard to watershedased planning. To the extent
that the Township shares a HUC14 subwatershed with other municipal and/or county
entities, a cooperative planning effort involving all parties will bevital to ensuring sound
use and management ofthe available water resources. It will also be important to
understand which, if any, of the adjoining municipalities antbr the county conform to the
Highlands RMP and for what portions of theiland areas.The land uses, the permitted
densities and intensities of developmentand the locations and extent ofanticipated growth
in neighboring Highlands communitiesthat are also pursuing conformance with the RMP
are all subjectto change Until information is avalable concerning such decisioamaking, a
comparison between these master plans will not be meaningfuFurther discussion of these
aspectswill therefore be provided in the next amendment to the Master Plan.
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ACRONYMS

ERI Environmental Resourced Inventory

EDU Equivalent Dwelling Unit

FAR Floor Area Ratio

GIS Geographic Information Systems

HAD Highlands Applicability Determination

HDC Highlands Development Credit

HPAA  Highlands PreservationArea Approval

HUC Hydrologic Unit Code

LID Low Impad Development

MLUL Municipal LandUse Law (of the State of New Jersey)

NJDA New Jersey Department of Agrigdture

NJAC New Jersey Administrative Code

NJDEP New Jersey Department of Environmental Protection

NJDOT New Jersey Department of Transportation

NJSA New Jersey Statutes Annotated

NPS Nonpoint Source

NRCS  Natural Resources Conservation Service

PCS Potential Contaminant Source

PGWRA Prime Ground Water Rechargérea

RMP Regional Master Plar{of the New Jersey Highlands Water Protection and
Planning Council)

ROSI Recreation andOpen Spacénventory

SADC  State Agriculture Development Committee

SCD Soil Conservation District

SDRP  State Development and Redevelopment Plan

SHPO  State Historic Preservation Office

SPC State Planning Commission

TDR Transfer of Development Rights

TMDL  Total Maximum Daily Load

TSP Technical Service Provider

USDA  United States Department of Agriculture

WHPA  Wellhead ProtectionArea
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Township Highlands Area

Township Land Use Inventory
Highlands Contaminated Sites Inventory
Forest ResourcéArea

Total Forest Area

Forest Subwatersheds

Highlands Open Waters
HighlandsRiparian Areas

Watershed Values

Riparian Integrity

Steep Slope Protection Areas

Critical Wildlife Habitat

Significant Naural Areas

Vernal Pools

Carbonate Rock Areas

Lake ManagementArea

Net Water Availability

Prime Ground Water Rechargéreas
HUC 14s on NJDEP Impaired Waters List
Wellhead Protection Areas

Public Community Water Systems Map
Highlands Domestic Sewerage Fadiles Map
[Reservell

HighlandsRoadway Network

Highlands Transit Network
PreservedLands

. HighlandsConservation Priority Areas

. Highlands Special Environmental Zone

. PreservedFarms, SADC Easements, All Agricultural Uses
. Important Farmland Soils

. Historic, Cultural, and ArchaeologicaResource Inventory

. BaselineScenic Resources Inventory

. SDRP Planning Areas
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Exhibit A. Township Highlands Area
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Exhibit B. Township Land Use Inventory

AN ES T IEARC  OMLLREOo

-63-



DRAFT Highlands Element to tiiockaway TomshipMaster Plan Novembef010

Exhibit C. Highlands Contaminated Sitlnventory
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Exhibit D. Forest Resource Area
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Exhibit E. Total Forest Area
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Exhibit F. Forest Subwatersheds
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Exhibit G Hghlands Open Waters
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Exhibit H. Highlands Riparian Areas
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Exhibit I. Watershed Values
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Exhibit J Riparian Integrity
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Exhibit K. Steep Slope Protection Areas
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