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A. Property information 

(1) Lot 29 in Block 95 

(2) Acreage:  163.2 

(3) Use:  Private golf course and club house. 

(4) Located in the Highlands Planning Area. 

B. Zoning: 

(1) Highlands:  Existing Community Zone.  The eastern fringe of the parcel 
adjacent to the Lopatcong Creek stream corridor is in the Existing Community 
Environmentally Constrained Sub-Zone and Protection Zone. 

(2) Municipal:  R-3/2 Residential 

C. Utilities 

(1) Waste water treatment.  The club house is currently served as per an approved 
amendment to the Upper Delaware WQMP.  The approved flow for the club 
house is 7,960 GDP.  The golf course is not served. 

(2) Potable water.  The club house is currently served with potable water.  The golf 
course is served with non potable water used primarily for irrigation. 

D. Neighborhood setting 

(1) Adjoins agricultural lands (farms) on three sides; 

(2) The adjoining Highlands zones are Existing Community Zone and Existing 
Community Environmentally Constrained Sub-Zone; Conservation Zone; and 
Protection Zone; and 

(3) Adjoining municipal zone is R-3/2.  Adjacent municipal zoning is R-120 
Residential and R-150 Residential west of Strykers Road, and R-5/2 Residential 
and R-10/2 Residential east of County Route 519. 

E. Environmental constraints 

(1) Highlands Open Water Buffer Area:  15 percent of the parcel (25 ac). 

(2) Carbonate Rock Area:  100 percent of the parcel (163.2 ac). 

F. Ecological and agricultural attributes 

(1) Located fully in a(n): 
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(a) Agricultural Resource Area 

(b) Agricultural Priority Area 

(c) Prime Groundwater Recharge Area 

(d) High Integrity Forest Subwatershed 

(e) High Watershed Value Area 

(f) Moderate Riparian Integrity Area 

(g) Impaired Water Quality HUC14 

(2) The parcel is composed of Prime Farmland and Farmland of Statewide 
Importance. 

G. Highlands Regional Master Plan (RMP) Objectives.  Following is an analysis of the 
RMP Objectives for the Map Adjustments Program as set forth in the Highlands 
Regional Master Plan, Chapter 6 Implementation Part 1 Regional Master Plan 
Conformance, Consistency, and Coordination. 

“Objective 6G2c.  Map adjustments that will change an Existing Community Zone to 
another Land Use Capability Zone or Sub-Zone may  be approved by the Highlands 
Council where it finds that the affected area:  

“1. Is not currently developed at a density and scale that prevents the area from 
providing the agricultural or environmental protection benefits of the 
Conservation or Protection Zones, or the Environmentally-Constrained Sub-
Zones;” 

(1) The parcel is not currently developed at a density and scale that prevents the 
area from providing agricultural and environmental protection benefits of the 
Conservation Zone.  The current use is a golf course, which is a low-intensity 
non residential use that is totally compatible with the attributes of the 
Conservation Zone. 

(2) A change to the Conservation Zone will foster the agricultural and 
environmental protection benefits sought by the Highlands Council as they 
apply to this parcel. 

“2. Is not currently served by public waste water infrastructure;” 

(3) The golf course itself is not currently served by waste water treatment facilities.  
Only the club house is connected to the public system.  The capacity allocation 
is limited to 7,960 GPD and there is no plan by the Township to increase the 
allocation or the sewer service area beyond the club house area. 

“3. Includes ecological or agricultural attributes that are associated with the 
Conservation or Protection Zones; and” 

(4) The request for a Map Adjustment to change the zone from Existing 
Community to Conservation is fully justified based upon the ecological and 
agricultural attributes documented by the Highlands Council staff (see G 
above). 



3 

(5) The property contains portion of the adjoining Protection Zone and portions of 
the parcel are in the Existing Community Zone-Environmentally Constrained 
Sub-Zone. 

“4. Does not include a designated Redevelopment Site or TDR Receiving Zone.”   

(6) The parcel is not a redevelopment designated or targeted by the Township nor 
is there any desire on the part of the municipality to entertain such a proposal. 

(7) The property is not a TDR Receiving Zone nor was it ever considered for such 
by Lopatcong Township. 

H. Municipal planning objectives.  From a planning perspective:  

(1) Lopatcong Township views the golf course as a buffer between the developed 
portion of the Township that lies north of Route 57 and the mostly rural, 
agricultural and environmentally sensitive area to the east of Strykers Road.   

(2) Based upon sound planning principals, the property (Lot 29) has been zoned R-
3/2 residential, a zoning district established to accommodate low intensity 
residential development utilizing private on-site well and septic systems.   

(3) Having the parcel zoned as Existing Community invites a more densely 
designed development that is counter to the objectives of both the Highlands 
Council and Lopatcong Township. 
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