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HIGHLANDS REGIONAL MASTER PLAN
MONITORING PROGRAM
MEETING PURPOSE:
To provide an overview of the Highlands Regional Master Plan Monitoring Program
and process; brainstorm topics and data availability for ongoing monitoring; identify
potential technical advisory committee members; and discuss next steps.
1) Introductions
2) Overview of Monitoring Program Process
3) Discussion Items:
a)
b)
c)
d)

Opportunities for improvements to the RMP.
How can outreach and education from the Highlands Council be improved?
What RMP topics/information are most appropriate for ongoing monitoring?
Do you have access to and/or relevant information about data that can be used for the
ongoing monitoring of the RMP?

4) Identification of Potential TAC Members
5) Wrap up/Next Steps
MEETING SUMMARY:

The meeting opened with welcoming remarks by Rob Freudenberg, Director of
Energy and Environmental Programs at Regional Plan Association (RPA), the project
consultant. Attendees introduced themselves. Mr. Freudenberg gave a short
PowerPoint presentation with background on the Highlands Regional Master Plan
(RMP) Monitoring Program and process. Key points included:
• The RMP is continually updated as new factual information is made available,
but the Monitoring Program evaluates progress toward achieving the goals of
the RMP by identifying and measuring indicators and milestones.
• Stakeholder meetings are being conducted now to identify potential indicators
and data sources that may not be readily available. Public outreach stakeholder
meetings will be held in mid-December and January.
• Two series of technical advisory committee (TAC) meetings will take place, one
in winter 2015 and the second after initial research and analysis has been
completed.
• The process will result in the Monitoring Program Recommendations Report
(MPRR) and a science and research agenda.
• A Fiscal Impact Assessment (FIA) will be conducted concurrently to measure
the economic state of the Highlands region as well as provide comparisons to
other regions.
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In response to questions about RPA’s role in the monitoring program, Mr.
Freudenberg conveyed that RPA is an independent consultant in the process and is
currently assisting the Highlands Council to reach various groups of stakeholders.
Participants then engaged in discussion, facilitated by Mr. Freudenberg, about
opportunities for enhanced outreach by the Highlands Council, as well as potential
improvements to the Highlands RMP. Mr. Piasecki recorded comments on a
whiteboard.
Participants expressed general frustration with the Act and the lack of proper land
owner compensation, and conveyed that the state and Council should pay for what
was taken. Compensation should have been appropriated before adoption of the Act.
Having voiced concerns at numerous Council meetings, one participant suggested that
the land owner stakeholder meeting was simply a formality in the monitoring program
process. Mr. Freudenberg conveyed that the stakeholder meeting would facilitate an
open forum for dialogue and asked participants to withhold judgment until the end.
One participant suggested that the monitoring program have an independent peer
reviewer. Further, all documents should be signed and certified by the authors.
Another participant conveyed that environmental resource protection has been used
as an excuse to devalue private land. If the public deems water and other
environmental resources valuable, then land owners should be properly compensated
for protecting these resources.
Participants then discussed the importance of transparency. The data that served as a
basis for the Highlands Act should be made publicly available. An independent
economic analysis on the Highlands region should be conducted. Participants also
conveyed that the preservation and planning area boundaries were delineated based
on politics rather than science, requesting that a scientific study be conducted to
reevaluate the delineation. Further, some suggested that the Council has misled the
public about true water deficits. To address this, the Council should conduct an
independent study on the Patrick Moffitt reports. One participant suggested that the
Council support NJ S355, a bill to suspend the Highlands Act until certain conditions
are met.
Speaking to the Council members, participants expressed frustration with the lack of
support from members and compared the lack of compensation to robbery. As a
result of the Act, land owners are a disenfranchised minority.
One participant circulated an 11-page comment handout, attached and summarized
below:
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- RMP improvements included: honest intent, reject blind to the line, promote
and protect agritourism, preserve Integra Resources work, revalue the HDC,
minimize restrictions in the deed of easement, implement N.J.S.A. 13:8C39(1)(1), revisit constraints, and embrace the Highlands currency.
- Outreach ideas included: appoint a landowner advocate, provide landowners
grant access, exemption allocations, show respect, and intellectual integrity of
all analyses.
- Data monitoring suggestions included: disclose the total just compensation
need, disclose all Highlands waivers/exemptions issued, track Highlands land
sales with intellectual integrity, beware of ratables, and why 2006 and not 2004?
- Finally, in terms of access: stop denying open public record request for Council
activities. Embrace transparency.
Participants expressed support for land preservation, provided that there is scientific
evidence for such initiatives. In terms of data, one participant described the Gravity
Recovery and Climate Experiment (GRACE) at the University of Texas, which may
have data on water table levels. Further, there should be a reevaluation of septic
density standards.
One participant conveyed that tax stabilization was an original component of land
owner compensation within the Act, but was dropped. Land owners should not be
required to pay taxes on their devalued property. One land owner described how he is
paying taxes on ten acres of residential property that is actually being used as
farmland. Other land owners have springs on their properties and should be
compensated for contributing to water generation, such as through a water user fee.
Families have been protecting Highlands land for generations, and should be justly
compensated.
Participants then discussed the Highlands transfer of development rights (TDR)
program. Highlands development credits should be paid at proper amounts. Further,
development rights should not be sold for credits, but for real money.
One participant expressed that at Council meetings, there is no opportunity for open
exchange; landowners feel ignored by Council members and hope for greater
acknowledgement.
With regard to the monitoring program, one participant expressed that simply
evaluating the RMP would be unsatisfactory. An independent investigation of the Act
is required. Participants questioned the economic impact of the Highlands Act and
RMP; with lower land value and lower property tax revenue, how can municipalities
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support school budgets? Additionally, a human resources impact study should be
conducted.
In terms of opportunities for enhanced outreach, participants explained that water
preservation issues are not well understood. Further, members of the public are
unaware of the ramifications of the Highlands Act. More education is required,
particularly around impacts to land owners.
Participants expressed frustration that new open space funding does not include
forested land. Further, under state farmland preservation programs, tree farmers are
unable to seek funding for forest preservation.
One participant criticized the political nature of the planning and preservation area
boundaries. Lebanon Township is almost entirely in the preservation area, with the
exception of six acres. Conveniently, these six acres in the planning area are owned by
Toyota.
Regarding opportunities for enhanced outreach, one participant suggested the use of
water bills to educate water users outside of the region about Highlands policies and
associated implications to land owners. There is a need to make the connection
between land preservation within the Highlands and water use outside of the region.
One participant conveyed that despite his land being devalued, he must continue
farming it to maintain a farmland assessment. Land owners in the preservation area
should not have to pay property taxes on their land. Implications of Highlands
preservation area policies extend beyond loss in value; participants have limited
leverage/equity when approaching banks for financing.
Mr. Freudenberg then asked participants for data monitoring suggestions. One
participant recommended measuring land sales in the preservation area since passage
of the Act. Within a land valuation analysis, building improvements (such as a housing
renovation) should be subtracted from the total property value to represent the true
value of the land. Participants suggested completing a time series analysis that
compares present day conditions to conditions in 2000. Further, participants
emphasized the need for transparency in the analysis and suggested use of an
independent task force.
In response to accusations that Council members alienate land owners, one Council
member conveyed that efforts are constantly being made to foster just land owner
compensation, though often away from the public eye. One participant thanked the
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Council member for his words of support and suggested that at Council meetings,
members make more motions that represent landowner interests.
Participants then requested that the Council establish and adhere to a formal scientific
code of conduct. In response, a Council member conveyed that the lack of scientific
credibility behind the Act will impact the science behind the monitoring program. The
Act was initiated on a scientific basis but like most legislation, became politicized. The
Council member also described the various efforts being made to support Highlands
land owners. Legislators in Sussex, Warren, and Hunterdon Counties regularly
advocate for land owner compensation, and make suggestions to improve the Act.
Currently, elected officials are also advocating for a water user fee.
One participant expressed that there should be enhanced outreach to New Jersey
residents on the consequences of the Highlands Act. In terms of indicators, the total
amount of water supplied from the Highlands should be measured. Participants
conveyed that when the Act was written, there was no shortage in water supply.
Participants revisited the comments that Mr. Piasecki wrote on the whiteboard,
including:
• Preserve Integra Resources work
• Compensation (dedicated source)
• Revalue the base price for HDCs
• Independent certification of
(current 50% discount)
science in the RMP
• Strip the TDR
• Revise Land Use Capability Map
to reflect economic reality
• Minimize restrictions on Deeds of
Easement
• Conduct an independent economic
analysis of the impact of the RMP
• Implement NJSA 13:8C-39(1)(1)
• Increase transparency
• Revisit constraints
• Conduct a scientific study on the
• Embrace Highlands Currency
delineation of the preservation
• Tax Stabilization
area boundary
• Re-evaluate property tax
• Conduct an independent
classification (Q-Farm
evaluation of studies performed by
classification should no longer be
Patrick Moffit
necessary in Highlands
• Support Senate Bill 355
Preservation Area)
• Honest intent (RMP CH-6- Add
• Review and apply G.R.A.C.E.
language on compensation)
Dataset from University of Texas
• Reject Blind to the Line
regarding water table levels and
quantity
• Promote / Protect Agritourism
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• Members of the Highlands
Council should make motions for
resolutions regarding landowner
compensation at Council meetings
• The Council should prepare a
formal legislative package
regarding the Highlands Act
• Establish a formal code of
scientific conduct
• Educate Highlands water users on
the impact of the Highlands Act
on landowners within the
Highlands region
• (Indicator) Total gallons of water
consumed from the Highlands
Region

• Re-evaluate septic density
standards
• Implement a Water User Fee
• Conduct an independent
evaluation of the Highlands Act
• Conduct a Human Resources
Study
• Education on Impact of the
Highlands Act
• Preservation dollars for Tree
Farms
• (Indicator) Land sales in the
Preservation Area- create or obtain
database for public consumption
• The Highlands Council should
make legislative recommendations
for changes to the Highlands Act

As the meeting concluded, Mr. Freudenberg remarked that participants are
encouraged to send further feedback on indicators and data via email and through the
online comment portal. Participants are also encouraged to identify potential TAC
members. The TACs will meet in two series, the first set of meetings in January 2015.
Interested stakeholders should send resumes.
Over the next few weeks, Highlands Council staff and the project team will be
conducting three public workshops in the three sub-regions of the Highlands.
Participants are encouraged to attend.
Next Steps/Action Items
• Participants should submit via email: additional feedback on indicators,
additional feedback on data sources, and TAC member suggestions.
• The project team and Highlands Council staff will follow up with individual
participants regarding indicators and data sources.

7

HIGHLANDS REGIONAL MASTER PLAN
MONITORING PROGRAM

ATTACHMENT
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