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Alpha BoroughAlpha Borough
Significant Highlands StatisticsSignificant Highlands Statistics

 Planning Area Lands: 1,098 acres Planning Area Lands: 1,098 acres –– 100%100%

 Conservation Zone Conservation Zone –– 468 acres 468 acres –– 43%43%

 Protection ZoneProtection Zone –– 105 acres105 acres –– 10%10% Protection Zone Protection Zone –– 105 acres 105 acres –– 10%10%

 Existing Community Zone Existing Community Zone –– 413 acres 413 acres –– 38% (Roads 9%)38% (Roads 9%)

 Highlands Open Water Protection Highlands Open Water Protection –– 135 acres 135 acres –– 12%12%

 Agricultural Resource Area Agricultural Resource Area –– 1,098 acres 1,098 acres –– 100%100%

 Agricultural Priority Areas Agricultural Priority Areas –– 396 acres 396 acres –– 36%36%



Alpha Borough, Warren CountyAlpha Borough, Warren County

Alpha Borough FlyoverAlpha Borough Flyover
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Alpha Borough Highlands CenterAlpha Borough Highlands CenterAlpha Borough Highlands CenterAlpha Borough Highlands Center

 The Highlands Council and Alpha The Highlands Council and Alpha 
Borough collaborated to develop a Borough collaborated to develop a 
Highlands Center for a portion of Highlands Center for a portion of 
the Planning Area.  the Planning Area.  

 The proposed Alpha Borough The proposed Alpha Borough 
Highlands Center encompasses the Highlands Center encompasses the 
mostly developed area bordering mostly developed area bordering 
Pohatcong Township on the Pohatcong Township on the 
eastern boundary along Edge Road. eastern boundary along Edge Road. 
Th I d i l Z i l dTh I d i l Z i l dThe Industrial Zone includes The Industrial Zone includes 
existing industrial and warehouse existing industrial and warehouse 
uses as well as the Alpha Quarry uses as well as the Alpha Quarry 
(Block 99 Lot 2) which is a(Block 99 Lot 2) which is a(Block 99, Lot 2) which is a (Block 99, Lot 2) which is a 
municipallymunicipally--owned brownfield site.owned brownfield site.



Alpha Borough Highlands CenterAlpha Borough Highlands Center

 TheThe AlphaAlpha HighlandsHighlands CenterCenter representsrepresents 4141%% ofof thethe totaltotal landslands withinwithin thethe
BoroughBorough includingincluding thethe portionportion ofof thethe existingexisting IndustrialIndustrial ZoneZone northnorth ofof RouteRoute 7878
(including(including AlphaAlpha Quarry,Quarry, aa municipallymunicipally--ownedowned brownfieldbrownfield site)site) andand aa portionportion ofof
thethe surroundingsurrounding developeddeveloped residentialresidential areaarea.. TheThe CenterCenter providesprovides forfor areasareas ofof infillinfill
developmentdevelopment andand redevelopmentredevelopment andand clustercluster developmentdevelopment.. TheThe ProtectionProtection ZoneZone
landslands inin thethe HighlandsHighlands CenterCenter includesincludes redevelopmentredevelopment ofof thethe AlphaAlpha QuarryQuarry site,site,

i li l l dl d hh b d db d d bb dd i ii i d ld l iiagricultureagriculture landslands thatthat areare borderedbordered byby RouteRoute 7878 andand existingexisting developmentdevelopment inin
PohatcongPohatcong andand AlphaAlpha Borough,Borough, andand thethe CenterCenter hashas accessaccess toto freightfreight railrail..

TheThe ProtectionProtection andand ConservationConservation ZoneZone resourcesresources inin thethe HighlandsHighlands CenterCenter areare notnot TheThe ProtectionProtection andand ConservationConservation ZoneZone resourcesresources inin thethe HighlandsHighlands CenterCenter areare notnot
identifiedidentified asas criticalcritical habitathabitat andand areare adjacentadjacent toto developeddeveloped landslands withwith utilityutility andand
transportationtransportation infrastructure,infrastructure, asas comparedcompared toto thethe naturenature andand extentextent ofof thethe
ConservationConservation ZoneZone landslands inin thethe restrest ofof thethe BoroughBoroughConservationConservation ZoneZone landslands inin thethe restrest ofof thethe BoroughBorough..

 TheThe BoroughBorough willwill examineexamine thethe potentialpotential forfor aa TDRTDR ProgramProgram basedbased onon thethe
findingsfindings ofof initialinitial HighlandsHighlands CenterCenter planningplanning..gg gg p gp g
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Warren County, New JerseyWarren County, New Jersey

PETITION FOR PLAN CONFORMANCE ADMINISTRATIVE RECORDPETITION FOR PLAN CONFORMANCE ADMINISTRATIVE RECORD

1010//66//1010 PetitionPetition forfor PlanPlan ConformanceConformance Submitted,Submitted, FullFull MunicipalityMunicipality
1010//2626//1010 PetitionPetition DeemedDeemed AdministrativelyAdministratively CompleteComplete// // yy pp
1111//55//1010 PetitionPetition PostedPosted toto HighlandsHighlands CouncilCouncil WebsiteWebsite
55//1616//1111 DraftDraft ConsistencyConsistency ReportReport SentSent toto MunicipalityMunicipality
77//55//1111 FinalFinal DraftDraft ReportReport PostedPosted toto HighlandsHighlands CouncilCouncil WebsiteWebsite
77//2020//1111 EndEnd ofof PublicPublic CommentComment PeriodPeriod (Start(Start 77//55//1111))
77//2828//1111 FinalFinal ReportReport PostedPosted toto HighlandsHighlands CouncilCouncil WebsiteWebsite
88//33//1111 HighlandsHighlands CouncilCouncil PublicPublic HearingHearing



Alpha’s Petition for Plan ConformanceAlpha’s Petition for Plan Conformance
Public Comments ReceivedPublic Comments ReceivedPublic Comments ReceivedPublic Comments Received

 P blicP blic commentscomments ereere pro idedpro ided bb thethe follo ingfollo ing indi id als/entitiesindi id als/entities PublicPublic commentscomments werewere providedprovided byby thethe followingfollowing individuals/entitiesindividuals/entities::

 Erica Van Auken, New Jersey Highlands CoalitionErica Van Auken, New Jersey Highlands Coalition
H l H H i i h N J F BH l H H i i h N J F B Helen H. Heinrich, New Jersey Farm BureauHelen H. Heinrich, New Jersey Farm Bureau

 A Comment/Response Document included detailed responses to allA Comment/Response Document included detailed responses to all A Comment/Response Document included detailed responses to all A Comment/Response Document included detailed responses to all 
public comments received.public comments received.



Plan Conformance ModulesPlan Conformance ModulesPlan Conformance ModulesPlan Conformance Modules
Petition Requirements Consistent 

with the 
Specific Issues

RMP

Modules 1-2  Municipal Build-Out Report X

Module 3  Housing Element/Fair Share Plan X

Module 4  Environmental Recourse Inventory X

Module 5  Highlands Element X Highlands Center

Module 6  Land Use Ordinance X Highlands Center
Request for RMP UpdatesModule 7  Petition for Plan Conformance X Request for RMP Updates 
and Highlands Center.



RecommendationRecommendation
Al h B h’ P i iAl h B h’ P i iAlpha Borough’s PetitionAlpha Borough’s Petition

Staff Recommendation:   Staff Recommendation:   APPROVE (LISTING MAJOR CONDITIONS)APPROVE (LISTING MAJOR CONDITIONS)

 Adoption of Planning Area Ordinance and Checklist OrdinanceAdoption of Planning Area Ordinance and Checklist Ordinance

 Adoption of Completed ERI, Highlands Master Plan Element and Adoption of Completed ERI, Highlands Master Plan Element and 
Highlands Land Use OrdinanceHighlands Land Use OrdinanceHighlands Land Use OrdinanceHighlands Land Use Ordinance

 Compliance with Fair Housing ActCompliance with Fair Housing Act

 Highlands Center Designation Planning (TDR evaluation)Highlands Center Designation Planning (TDR evaluation)

// Agriculture Retention / Farmland Preservation Plan Agriculture Retention / Farmland Preservation Plan 

 Wastewater Management PlanWastewater Management Plan

 Sustainable Economic Development PlanSustainable Economic Development Plan

 Water Use & Conservation Management PlanWater Use & Conservation Management Plan

 Habitat Conservation and Management PlanHabitat Conservation and Management Plan



Council DeliberationCouncil DeliberationCouncil Deliberation Council Deliberation 

Alpha BoroughAlpha Borough


