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I. Introduction 
The Borough of High Bridge is located in the northern part of Hunterdon County, a few miles north of Exit 
18 of Interstate 78.  High Bridge’s small-town feel is due to a variety of commercial uses, access to many 
open space and recreational areas, and the hosting of several popular community events. State Route 31 
is the nearest major roadway, which is located just west of the Borough.  Additionally, County Route 513 
traverses the Borough in a north-south direction via Fairview Avenue, Main Street, and West Main Street.  
The Borough is located at the end of the Raritan Valley Railroad Line, operated by NJTransit.  High Bridge 
is serviced by Route 15 of the Hunterdon County LINK bus line with stops located at 125 West Main Street 
and at the corner of Main Street and Center Street. Route 15 of the LINK bus transports riders between 
Hampton and Flemington.  The Clinton and Flemington stops offer transfers to other locations within the 
County and Somerset County.  NJTransit does not have any bus service in High Bridge.  The Borough is 
surrounded by Lebanon Township to the north and northwest and Clinton Township to the east, south, 
and west.  See the map on page 4 for the Borough’s general location. 

High Bridge is located within the Highlands Region.  The Borough submitted a Petition for Plan 
Conformance that was approved by the Highlands Council on January 20, 2011.  High Bridge is located 
entirely within the Planning Area, where conformance is voluntary.   

The New Jersey Municipal Land Use Law, N.J.S.A. 40:55 D-1 et seq. stipulates that each municipality in the 
State of New Jersey shall reexamine its Master Plan and development regulations at least every ten years.  
Specifically, N.J.S.A.  40:55D-89 states: 

“The governing body shall, at least every ten years, provide for a general reexamination 
of its master plan and development regulations by the Planning Board, which shall prepare 
and adopt by resolution a report on the findings of such reexamination, a copy of which 
report and resolution shall be sent to the Office of Planning Advocacy and to the County 
Planning Board. A notice that the report and resolution have been prepared shall be sent 
to any military facility commander who has registered with the municipality pursuant to 
section 1 of P.E.2005, c.41 (C.40:55D-12.4) and to the municipal clerk of each adjoining 
municipality, who may request a copy of the report and resolution on behalf of the military 
facility or municipality. A reexamination shall be completed at least once every 10 years 
from the previous reexamination.” 

This reexamination of the Borough of High Bridge Master Plan conforms to the requirements of the 
Municipal Land Use Law (hereinafter “MLUL”) and addresses the requirements of N.J.S.A. 40:55D-89 by 
including the following: 

A. The major problems and objectives relating to land development in the municipality at the time 
of the adoption of the last reexamination report. 

B. The extent to which such problems and objectives have been reduced or have increased 
subsequent to such date. 
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C. The extent to which there have been significant changes in the assumptions, policies and 
objectives forming the basis for such plan or development regulations as last revised, with 
particular regard to the density and distribution of population and land uses, housing conditions, 
circulation, conservation of natural resources, energy conservation, collection, disposition, and 
recycling of designated recyclable materials, and changes in State, County and municipal policies 
and objectives.  

D. The specific changes recommended for the Master Plan or development regulations, if any, 
including underlying objectives, policies and standards, or whether a new plan or regulations 
should be prepared. 

E. The recommendations of the Planning Board concerning the incorporation of redevelopment 
plans adopted pursuant to the “Local Redevelopment and Housing Law”, P.L. 1992, c.79 
(C.40A:12A-1 et seq.) into the land use plan element of the municipal Master Plan, and 
recommended changes, if any, in the local development regulations necessary to effectuate the 
redevelopment plans of the municipality.  

F. The recommendations of the Planning Board concerning locations appropriate for the 
development of public electric vehicle infrastructure, including, but not limited to, commercial 
districts, areas proximate to public transportation and transit facilities and transportation 
corridors, and public rest stops; and recommended changes, if any, in the local development 
regulations necessary or appropriate for the development of public electric vehicle infrastructure. 

A review of High Bridge’s planning documents reveals that the Borough’s last reexamination report was 
adopted on May 26, 2011.  However, the 2011 Master Plan Reexamination Report specifically dealt with 
the Borough’s compliance with the Highlands Regional Master Plan and did not fully address the 
requirements of the MLUL. Therefore, the last full reexamination report was the 2004 Reexamination 
Report, adopted on December 13, 2004. Despite the reexamination report time lapse, High Bridge has 
been very proactive and adopted several planning documents in the past decade: 

 Highlands Environmental Resource Inventory, adopted March 24, 2011  
 Highlands Planning Area Master Plan Element, adopted May 26, 2011 
 Sustainable Economic Development Plan, adopted October 27, 2011 
 Land Use Plan Element, adopted May 20, 2013 
 Historic Preservation Master Plan Element, adopted November 27, 2017  
 100 West Main Street Redevelopment Plan, adopted March 22, 2018, amended May 24, 2018 
 Housing Element and Fair Share Plan, adopted June 25, 2018 
 Open Space & Recreation Plan, adopted May 18, 2020 

The chapters that follow address the aforementioned requirements of the MLUL and provide detail to 
better understand what has occurred over the past 16 years and what is anticipated to occur during the 
next ten years. 
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II. Problems & Objectives Related to the 2004 
Reexamination 

This chapter of the 2021 Master Plan & Development Regulations Reexamination (hereinafter “2021 
Reexamination”) report examines the major problems and objectives relating to land development in the 
Borough of High Bridge that were included in the 2004 Reexamination Report (hereinafter “2004 
Reexamination”).  Problems and objectives noted in 2004 are as follows: 

Creation of Useable Yard Areas 
The Supreme Court Decision in Rumson clarifies the Borough’s ability to regulate land based on the 
environmental features of the land.  It is recommended that the Borough adopt an ordinance amendment 
that regulates residential properties to mandate usable yard areas surrounding dwellings.  It is suggested 
that the Borough measure yard areas as the space between environmentally sensitive areas and the 
dwelling. 

Open Space 
The Borough should continue to identify and secure areas of open space that address its long-range goals 
of preserving open space and channeling development within a defined development boundary.  With 
regard to the open space the Borough has acquired, the Borough should focus on the possibilities of trail 
designations, campgrounds, and the maintenance of forested areas. 

Stormwater 
As discussed in the section regarding changes in Master Plan Assumptions, the State has adopted 
amended stormwater regulations.  The regulations require the Borough to adopt a stormwater 
management plan by April of 2005. It is recommended that the Borough adopt the required plan as 
required by the stormwater regulations. 

The regulations also require changes in the maintenance of detention basins.  It is recommended that the 
Borough and its Engineer develop a policy regarding the Borough’s willingness to accept the responsibility 
of maintaining detention basins. 

Rezoning of Properties 
This objective discusses the recommended properties to be rezoned by the Borough. Two properties were 
identified in the 2004 Reexamination: 

Block 30.02, Lot 5 
In the latter half of the 1980s the Borough entered into an agreement to provide an affordable housing 
fee of $8,500 for every market-rate unit constructed on Block 30.02, Lot 5, located on Jericho Road.  Due 
to the 49.7-acre property’s lack of public water and sewer service and environmentally sensitive areas, 
the property has remained vacant since the agreement.  Subsequently, the State purchased the property 
for open space.  It is recommended that this site be rezoned and incorporated in the Borough’s Open 
Space Zone. 
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Block 31, Lot 14 
The Borough is in ongoing litigation regarding Block 31, Lot 14.  This property, located on Dewey Avenue, 
was zoned PRD, which permits residential development at a maximum density of four units per acre, as a 
result of a mediated agreement to achieve compliance with the Borough’s affordable housing obligation.   
The property is impacted by a railroad right-of-way, steep slopes, wetlands, and a series of easements.  
There was an application to develop the property with 104 single-family homes and 34 affordable housing 
units in two apartment style buildings pursuant to requirements of the PRD Zone.  However, the 
application did not display sensitivity to the environmentally-sensitive areas and rights-of-way, a majority 
of the lots had little or no useable yard space, and the required open space and recreation in the 
development was unacceptable.  Additionally, the isolated location of the 34 affordable housing units was 
undesirable.  

Since the development application, the Borough learned its affordable housing obligation could be met 
through existing credits, which were not available when the original agreement was signed.  The Borough 
adopted a Housing Element and Fair Share Plan in September 2004 to address the Borough’s 1987-1999 
obligation, which did not include Block 31, Lot 14.  Therefore, it is recommended that the property be 
rezoned in a manner that requires the majority of any development to occur in a manner that is sensitive 
to the environmental constraints of the property. 

Affordable Housing 
The Council on Affordable Housing (hereinafter “COAH”) has adopted rules that would establish the 
Borough’s future (post 1999) housing obligation based on growth that occurs in the Borough subsequent 
to January 1, 2004. Pursuant to the rules, each New Jersey municipality shall incur a housing obligation of 
one affordable housing unit for every eight market-rate housing units constructed and/or every 25 jobs 
created in High Bridge. Job creation is estimated based on additional non-residential space created in the 
Borough.  

It is recommended that the Borough amend its ordinances to require residential developers to address 
growth share generated by their development. Every residential and non-residential developer should 
either create affordable housing or make a monetary contribution toward affordable housing consistent 
with COAH’s rule.  

It is recommended that the Borough develop a revised housing element and seek substantive certification 
for its 1987-2014 housing obligation once COAH adopts its proposed rules. In lieu of substantive 
certification, the Borough may seek a judgment of repose from the court. 

The Route 513 Corridor 
The 1995 Master Plan Update and the Spruce Run Initiative expressed concerns regarding the Route 513 
corridor between the Clinton Township border and the downtown area. Concerns include increasing lot 
sizes, conflicting land uses with the downtown business district, and non-residential development. 
Additionally, the documents found this area of the Borough to be underutilized, specifically at the Exact 
Level and Tool property, where redevelopment has been delayed due to environmental mitigation.  
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The Borough reviewed the County Route 513 corridor between the Clinton Township border and Arch 
Street and found that the eastern lots are shallow (less than 150 feet) and abut the South Branch of the 
Raritan River and are affected by its flood zone, with many developed with single-family dwellings. A single 
vacant lot was identified on this side of the street. Additionally, the Borough reviewed the existing zoning 
in the area, which revealed that the area is zoned for commercial uses, not residential uses. The Borough 
may choose to recognize the existing development pattern and permit single-family homes in this area of 
High Bridge. 

Alternatively, High Bridge may provide a financial incentive for private developers to purchase properties 
on the east side of County Route 513 for permanent open space and transfer the development potential 
to the west side of County Route 513 and receive an increase in floor area ratio and lot coverage. This 
would encourage development on the west side of County Route 513 where there are larger and deeper 
lots. If the Borough is inclined to provide a transfer of development potential, the Borough should 
implement a planned development district pursuant to Section 65 of the MLUL, implement a 
redevelopment plan pursuant to the Local Redevelopment and Housing Law, or pursue through the recent 
“Transfer of Development Rights” legislation. 

Plan Endorsement 
It is also recommended that the Borough investigate pursuing Plan Endorsement from the Office of Smart 
Growth. The Borough has developed in a manner that is consistent with smart growth principles.  It has 
created a discreet development and has been aggressive in preserving open space along the developed 
area of the Borough.  It has developed in a manner that is consistent with the “smart growth principles” 
enunciated by the SDRP.1  The State offers financial incentives for plan endorsement.  It is quite possible 
that the Borough can receive money for a Main Street program or to promote the redevelopment of the 
County Route 513 corridor. 

Exact Level and Tool 
The 2004 Reexamination recommended that the Exact Level and Tool property and surrounding 
commercial area be considered as an area in need of redevelopment.  This delineation would allow the 
Borough to work with the private sector in promoting a specific reuse for the property and area. 
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III. Extent That Problems & Objectives Have Changed  
This chapter looks at the extent to which problems and objectives have been reduced or increased since 
2004. The eight issues listed in Chapter 2 are summarized below, along with a 2021 status evaluation.    

Creation of Useable Yard Areas 
After the adoption of the 2004 Reexamination the Borough amended Chapter 145 Land Use and 
Development to include new definitions to address this issue: 

 Useable Land Area – An area of land which contains no critical areas, has a depth to seasonal high 
water table of more than four feet and a depth to bedrock of more than 10 feet.   

 Yard, Front – An open space extending across the full width of the lot and lying between the street 
line and the building line. The depth of the front yard shall be measured horizontally and at right 
angles from the closest point of the building to either a straight street line or the point of tangent 
of a curved street line. Where a property has frontage on two or more streets, the property will 
be subject to the required front yard setback from each street for the applicable zone. In addition, 
the minimum front yard for residential lots shall be measured outward from the principal building 
and shall be provided in a contiguous area located between the building and the edge of any 
critical areas. 

 Yard, Rear –  An open space extending across the full width of the lot and lying between the rear 
lot line and the closest point of the building. The depth of the rear yard shall be measured 
horizontally and at right angles from the closest point of the building to either a straight rear lot 
line or the point of tangent of a curved rear lot line. In addition, the minimum rear yard for 
residential lots shall be measured outward from the principal building and shall be provided in a 
contiguous area located between the building and the edge of any critical areas. 

 Yard, Side – An open space extending from the front yard to the rear yard and lying between each 
side lot line and the closest point of the building. The width of the required side yard shall be 
measured horizontally and at right angles from the closest point of the building to either a straight 
side lot line or the point of tangent of a curved side lot line. In addition, the minimum side yard 
for residential lots shall be measured outward from the principal building and shall be provided 
in a contiguous area located between the building and the edge of any critical areas. 

Open Space 
Since the 2001 Open Space and Recreation Plan, the following properties have been acquired by the 
Borough: 

- Jericho Baseball Complex on Block 30.02, Lot 2 
- TISCO (formally referred to as Komline) Property on Block 4.06, Lot 34 
- Dewey Avenue (formally referred to as Catanzaetti) on Block 31, Lot 14.02 
- Springside Farm on Block 40, Lot 4 
- High Bridge Hollow (formally referred to as Pfauth Property) on Block 19, Lot 68 
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The Jericho Baseball Complex provides three baseball fields for active recreation.  High Bridge Hollow 
provides walking and biking trails.  TISCO, Dewey Avenue, and Springside Farm are passive facilities.  These 
parcels total over 150 acres. 

Stormwater 
A Municipal Stormwater Management Plan was prepared by H. Clay McEldowney, P.E., P.L.S., CME of 
Studer and McEldowney, which was dated March 30, 2005. 

Rezoning of Properties 
The properties have been rezoned since the 2004 Reexamination as follows: 

Block 30.02, Lot 5 
Following the 2004 Reexamination Block 30.02, Lot 5 was subdivided to separate the existing dwelling and 
associated accessory buildings and structures from the larger open space area.  Lot 5 comprises 1.50 acres, 
while the new Lot 5.01 comprises 46.03 acres.2   Lot 5 is privately owned and is zoned R-1, Low-Density 
Residential.   Lot 5.01 is owned by NJDEP and is located in the G, Permanently Dedicated Open Space, 
Zone.  

Block 31, Lot 14 
Similarly, Block 31, Lot 14 was subdivided to separate the existing dwelling from the open space area after 
the adoption of the 2004 Reexamination.  Lot 14, which contains the existing dwelling and improvements, 
is just over half an acre, while Lot 14.02, the new open space parcel, comprises 33.2 acres.  Lot 14.02 was 
rezoned to the G, Permanently Dedicated Open Space, Zone, while Lot 14 remains in the R-1, Low-Density 
Residential Zone. 

Affordable Housing 
Following the 2004 Reexamination the Borough amended its ordinances to address growth share 
obligations.  However, the 2004 COAH rules were replaced by rules issued in 2008.  COAH gave 
municipalities until December 31, 2008 to submit a conforming petition.  High Bridge prepared and 
adopted a Housing Element and Fair Share Plan and petitioned COAH on December 23, 2008. 

However, in 2009 the Borough began studying the potential impacts of opting into the Highlands Region.  
As noted in the introduction, High Bridge is in the Planning Area, where conformance is optional.  This is 
of note as the Highlands Council and COAH signed a Memorandum of Understanding in October of 2008.  
This document recognized the developmental limits of areas within the Highlands and also extended the 
time for towns to submit their Housing Element and Fair Share Plan until December 8, 2009 if they 
adopted a Notice of Intent with the Highlands Council by February 1, 2009.3 

High Bridge adopted a Notice of Intent resolution on March 12, 2009.  Then, on May 27, 2010 High Bridge 
adopted Resolution 103-2010 petitioning the Highlands for Plan Conformance.   As a result of opting into 
the Highlands, High Bridge amended its Housing Element and Fair Share Plan to reflect the Highlands 
Build-out Analysis.  The Borough re-petitioned COAH with the updated Housing Element and Fair Share 
Plan on June 7, 2010.  The petition was deemed complete by COAH on July 1, 2010.  However, COAH never 
reviewed the report for Substantive Certification as shortly thereafter they ceased to review petitions.  
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See page 23 for actions the Borough has taken in response to the Supreme Court’s March 10, 2015 Order 
regarding affordable housing obligations within the State of New Jersey. 

The Route 513 Corridor 
The Borough did not proceed with a transfer of development rights scheme as suggested in the 2004 
Reexamination.  However, the Borough did pursue and receive grant funding from the Highlands Council 
to prepare zoning amendments in 2014.  Part of this funding was used to create a new zoning district 
called Mixed-Use Corridor (hereinafter “MUC”) Zone.  As shown by the Zoning Map on page 13, this Zone 
encompasses the Route 513 Corridor from the Clinton Township border to one lot west of Arch Street.  
(Note the included Zoning Map is scheduled for second reading and adoption on February 25, 2021.) 

The new Zone permits a variety of uses, but also recognized the number of existing single-family homes 
within the area and permits live-work units.  As many of the homes are on the river side of the street and 
have smaller lots, the ability to convert the home or expand a home’s opportunities was an important 
aspect of the new Zone.  The MUC Zone was amended in 2018 to add a new conditional use – multi-family 
residential above non-residential uses.  This amendment was the result of the affordable housing 
litigation.  Multi-family residential above non-residential use buildings are required to have a lot area of 
at least 25,000 square feet.  A maximum of 15 units to the acre is permitted.  

Since the 2014 and 2018 Ordinance amendments, one application has been filed within the Zone.  That 
application was for a 15-unit building at 81 West Main Street, which was ultimately approved by the 
Board. 

Plan Endorsement 
The Borough did not pursue or receive Plan Endorsement from the Office of Smart Growth.  However, it 
should be noted that the Office of Smart Growth was moved from the Department of Community Affairs 
in 2010 to the Department of State and renamed Office of Planning Advocacy.   

Exact Level and Tool 
On March 17, 2016, via Resolution 103-2016, the Mayor and Council directed the Planning Board to 
undertake a preliminary investigation as to whether or not Block 24, Lot 16 (known as 100 West Main 
Street and Exact Tool) is in need of redevelopment.  The resolution indicated that if the parcel is eligible 
for determination, said determination should also authorize the Borough to exercise the power of 
eminent domain.  On March 21, 2016, the Planning board authorized Maser Consulting by resolution to 
undertake the preliminary investigation of the site to determine its qualifications as an “Area in Need”. 

An investigation was conducted, which resulted in a report entitled Redevelopment Study Area with 
Condemnation: Determination of Need dated May 25, 2016.  The Planning Board conducted a hearing on 
June 20, 2016 and reviewed the report and its findings.  The Board agreed with the findings of the report, 
which concluded that the site meets Criteria A, B, D, and H.  The Mayor and Council reviewed the report 
and the Planning Board Resolution and subsequently accepted the findings, which were memorialized via 
Resolution 166-2016 adopted on June 23, 2016.  



 

 12 

 

The 100 West Main Street Redevelopment Plan was adopted on March 22, 2018 via Ordinance 2018-012.  
The Plan was amended on May 24, 2018 via Ordinance 2018-018 to add and restrict certain uses within 
the Redevelopment Area.   
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IV. Changes in Policies That Impact the Master Plan  
The third step in the reexamination process, known as Section “C”, reviews the extent to which there have 
been significant changes in the assumptions, policies, and objectives forming the basis for the Master Plan 
or changes in State, County, and municipal policies and objectives.  Since the 2004 Reexamination, dozens 
of bills have been adopted by the State that impact the Municipal Land Use Law, how meetings are 
conducted, and how towns tackle affordable 
housing.  There have also been several changes at 
the County and local levels, which are detailed 
below. 

Demographic Changes 
The 2004 Reexamination reviewed the 2000 Census 
data compared to the 1990 Census data. The 
sections below include data from the 2017 
American Community Survey 5-year estimates 
(hereinafter “ACS”), with comparisons to the 2010 
Census. 

The table to the right shows that High Bridge’s 
population increased between 1940 and 1990, 
before setting on a downward trend. From 1940 to 
1990, the Borough grew by 2,105 residents or 
approximately 118%. Between 1970 and 1980, the 
Borough increased by 829 residents. Additionally, 
High Bridge gained over 450 new residents during 
the 1960s and 1980s. However, since 1990, the 
Borough has lost 321 residents, or 8.3% of the 1990 
population. 

The North Jersey Transportation Planning Authority 
(hereinafter “NJTPA”), which is the regional 
planning agency for northern New Jersey, projects 
that the Borough will grow to 3,757 residents by the 
year 2045.4   In order for that to occur, High Bridge 
would need to gain 192 residents between 2017 and 
2045, which translates to roughly seven new 
residents annually. Given that High Bridge’s 
population has declined for the past 27-years, a 
population of 3,757 is unlikely.  

Year Population Change

1940 1,781 -

1950 1,854 4.1%

1960 2,148 15.9%

1970 2,606 21.3%

1980 3,435 31.8%

1990 3,886 13.1%

2000 3,776 -2.8%

2010 3,698 -2.1%

2017 3,565 -3.6%

HISTORICAL POPULATION TRENDS

Source: 2010 Census Table DP-1, 2017 ACS Table DP05 & 
http://lwd.dol.state.nj.us/labor/lpa/census/2kpub/njsdcp3.pdf

Age
Number of 
Residents

Percentage of 
Residents

Under 5 Years 182 5.1%

5 to 9 years 231 6.5%

10 to 14 years 339 9.5%

15 to 19 years 143 4.0%

20 to 24 years 126 3.5%

25 to 34 years 400 11.2%

35 to 44 years 413 11.6%

45 to 54 years 544 15.3%

55 to 59 years 436 12.2%

60 to 64 years 283 7.9%

65 to 74 years 286 8.0%

75 to 84 years 128 3.6%

85 years and over 54 1.5%

Total 3,565 100.0%

AGE DISTRIBUTION

Source: 2017 ACS Table DP05
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Age Distribution of Population 
According to the ACS, 25.1% of the population was under 20 years of age, while 21.1% of the population 
was 60 years or older. The largest age cohort, with residents aged 45 to 54 years, represents 15.3% of the 
population, followed by residents aged 55 to 59 years, which represents 12.2% of the Borough. 
Additionally, the 25 to 34 years and 35 to 44 years age cohorts each represent over 11% of the population. 
This is consistent with the Borough’s median age of 43.1 years. The table on the previous page shows the 
distribution of High Bridge’s population. 

Housing Occupancy 
There is a total of 1,537 housing units within High Bridge 
according to the 2017 ACS. The data indicates there are 
76 vacant units, which equates to a 4.9% vacancy rate. 
Vacant units fall under various categories. However, 
only two categories are represented in the Borough. 
There were 30 “For Rent” units and 46 “Seasonal” units 
in 2017.  

Of the 1,461 occupied housing units, nearly 82% were 
owner-occupied while the other 18% were renter-
occupied units. Compared to the 2010 Census data, the 
number of rental units increased by 34, while owner-
occupied units increased by only nine. This comparison 
indicates most of the new housing stock are rental units. See the table below for additional details. 

 

Looking at the number of persons per household, there were 470 occupied units (32.2%) which were two-
person households. Similarly, 442 units, or 30.3%, were occupied by one person. Therefore, nearly two-
thirds of the Borough’s occupied housing stock was occupied by one or two people. Interestingly, there 
were 36 households containing seven or more people. See the table on the following page for additional 
information. 

Number Percentage Number Percentage

Owner-occupied 1,187 83.7% 1,196 81.9%

Renter-occupied 231 16.3% 265 18.1%

Total 1,418 100.0% 1,461 100.0%
Source: 2010 Census Table DP-1 & 2017 ACS Table DP04

2010 2017

HOUSING TENURE (2010 vs. 2017)

Occupancy Type

Housing Units
Number of 

Units
Percentage of 

Units

Occupied units 1,461 95.1%

Vacant units 76 4.9%

    For Rent 30 -

    For Sale 0 -

    Seasonal 46 -

    Other 0 -

Total 1,537 100.0%

HOUSING OCCUPANCY

Source: 2017 ACS Tables DP04 & B25004
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In 2017, the average household size was 2.44 persons and the average family size was 3.07. Comparing 
tenures, the average household size of owner-occupied units was 2.53 persons, while the average 
household size of renter-occupied units was 2.03 persons.  

Household Income 
In order to visualize how High Bridge ranks, the table and chart below and on the following page compares 
the Borough to Hunterdon County and the State of New Jersey. According to the 2017 ACS, the Borough 
had a median household income of $92,961, which is less than the County’s at $110,969, but higher than 
the State’s at $76,475. Similarly, the median family income of $116,618 is lower than the County’s 
($136,895), but higher than the State’s ($94,377). The Borough’s per capita income follows this same 
trend, sitting lower than the County’s, but higher than the State’s. 

When comparing poverty levels between the Borough, the County, and the State, the percentage of both 
persons and families living in poverty in High Bridge are less than the percentages the State.  

 

Size
Number of 
Households

Percentage of 
Households

1-person 442 30.3%

2-person 470 32.2%

3-person 223 15.3%

4-person 253 17.3%

5-person 37 2.5%

6-person 0 0.0%

7 or more persons 36 2.5%

Total 1,461 100.0%

HOUSEHOLD SIZE

Source: 2017 ACS Table B11016

High Bridge Hunterdon County New Jersey

Median Household Income $92,961 $110,969 $76,475

Median Family Income $116,618 $136,895 $94,337

Per Capita Income $47,111 $54,200 $39,069

Poverty Status (% of People) 4.8% 4.5% 10.7%

Poverty Status (% of Families) 4.0% 2.7% 7.9%

INCOME CHARACTERISTICS

Source: 2017 ACS Table DP04
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Land Use 
The Borough of High Bridge contains a variety of land uses that provides the Borough with a small 
community feel centered around its unique downtown. According to the property tax data prepared by 
the Local Government Services division of the New Jersey Department of Community Affairs in 2018, High 
Bridge has a total of 1,474 parcels. The chart below depicts the number of parcels in various land use 
categories and the total property values for each. Over 91% of the Borough is residential, including farm 
homesteads and apartments, with a total land value of $306,023,000, which represents 92.9% of the 
Borough’s land value. There were 36 commercial parcels (2.4%) reported, which have a total land value 
of $12,330,300. The total land value of industrial parcels was $9,769,200 (3.0%) from seven parcels. There 
were eight farmland parcels and 80 vacant parcels reported in 2018. 

 

Land Use Class
Number of 

Parcels
Percentage Total Value Percentage

Vacant 80 5.4% $1,148,300 0.3%

Residential 1,334 90.5% $302,871,800 92.0%

Farm Homestead 6 0.4% $2,083,300 0.6%

Farmland 8 0.5% $10,200 0.0%

Commercial 36 2.4% $12,330,300 3.7%

Industrial 7 0.5% $9,769,200 3.0%

Apartment 3 0.2% $1,067,900 0.3%

Total 1,474 100.0% $329,281,000 100.0%

LAND USE (2018)

http://www.nj.gov/dca/divisions/dlgs/resources/property_tax.html
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State Changes 

Highlands Regional Master Plan 
A few months prior to the adoption of the 2004 Reexamination, the Highlands Water Protection and 
Planning Act was adopted, which designated specific boundaries for the Highlands Region. The Highlands 
Council was subsequently created and tasked to develop a Regional Master Plan (hereinafter “Highlands 
RMP”). On July 17, 2008, the Highlands RMP was adopted, which sets forth goals, policies, and objectives 
necessary to implement the Highlands Act. The Highlands RMP divides the 88 municipalities within the 
Highlands Region into two categories, the Preservation Area and the Planning Area. Land within the 
Preservation Area is required to conform with the Highlands RMP, while conformance is optional for land 
within the Planning Area. The Borough of High Bridge is located entirely within the Planning Area, where 
conformance is optional. 

On November 12, 2009, through grant funding provided by the Highlands Council, the Borough adopted 
an Initial Assessment Study, which studied the impacts of the Highlands RMP on the Borough’s master 
plan and zoning ordinance. Subsequently, the Highlands Council provided grant funding for High Bridge 
to complete seven “modules”, which allowed municipalities to evaluate and understand the full potential 
impact of opting-into the Highlands RMP. 
The modules included a Build-Out Study, 
Housing Element and Fair Share Plan, draft 
Environment Resource Inventory, draft 
Highlands Master Plan, draft Highlands Land 
Use Ordinances, and a Self-Assessment 
Report. The Borough completed these 
modules between 2009 and 2010. 

On May 27, 2010, the Borough petitioned the Highlands for Plan Conformance via Resolution #2010-103 
for the entire municipality, which lies within the Planning Area.  Then, on January 20, 2011, the Highlands 
Council approved the Borough’s Petition for Plan Conformance via Resolution #2011-2.  After the Borough 
received Plan Conformance it began adopting the “modules”, which essentially brought the Borough’s 
planning and zoning documents into conformance with the Highlands RMP.  On May 26, 2011, the 
Borough adopted the 2011 Highlands Planning Area Master Plan Element.  Subsequently, the Borough 
adopted the full set of Highlands Land Use Ordinances on June 23, 2011, via Ordinance #2011-18.  These 
ordinances apply in conjunction with the Borough’s existing land development ordinances.  In the event 
of a conflicting or less restrictive alternate provision, the provisions of the Highlands Land Use Ordinance 
supersede the Borough’s ordinance.  Last, but not least, the Borough amended its Zoning Map to add the 
Highlands zones to the existing zones of the Borough. 

Complete Streets 
The New Jersey Department of Transportation (hereinafter “NJDOT”) finalized a Complete Streets policy 
in December of 2009.  The policy requires that future roadway improvement projects that are federally 
or state funded will include safe accommodations for all users, which includes bicyclists, pedestrians, 
transit users, and the mobility-impaired. The purpose of the policy is “to create and implement a Complete 

Fact: High Bridge has received over $200,000 
in grant funding from the Highlands Council. 
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Streets Policy in New Jersey through the planning, design, construction, maintenance, and operation of 
new and retrofit transportation facilities within public rights-of-way that are federally, or state funded, 
including projects processed or administered through the Department’s Capital Program.”  In December 
of 2012 the NJDOT issued A Guide to Creating a Complete Street Implementation Plan.  This was followed 
in 2017 by a Complete Streets Design Guide.  The 178-page Guide is divided into four chapters and 
provides guidance on the planning and design process and a lengthy toolbox for implementing complete 
streets.  The final chapter provides street 
typologies. The document provides helpful 
information and tips for both practitioners 
and citizens.5 

Most recently (July 2019), NJDOT released a 
Complete & Green Streets for All Model 
Complete Streets Policy & Guide report.  
This report indicates that 160 communities 
have adopted a complete streets policy via 
resolution.6  The document is described as a 
“one-stop resource for adopting and implementing Complete Streets policies and practices.”  This 
document describes green streets as streets that “use green infrastructure practices installed within the 
public right-of-way to manage stormwater while preserving the primary function of a street as a conduit 
for vehicles, pedestrians, bicyclists, and transit riders.”7 

Medical Marijuana 
On January 18, 2010 Governor Corzine signed into law Senate Bill Number 119 titled “New Jersey 
Compassionate Use Medical Marijuana Act”.  This law permits the use of medical cannabis for persons 
with certain conditions.  The law permits entities to operate as alternative treatment centers, which are 
a dispensary for the medical cannabis.   

Solar and Impervious  
On April 22, 2010 Governor Christie signed into law Senate Bill Number 921 titled “An Act concerning solar 
panels and impervious surfaces and amending and supplementing various parts of the statutory law.”  The 
law exempts solar panels from impervious surface or impervious coverage calculations. 

Time of Decision 
On May 5, 2010 Governor Christie signed into law Senate Bill Number 82, titled “An Act concerning the 
review and approval of applications for development and supplementing P.L. 1975, c.291.”  This new law 
repealed the “time of decision” rule.  Previously, municipalities could make zoning changes prior to a 
formal decision on a development application.  For example, if a property owner filed a development 
application to build a multi-family residential building in a zoning district that permitted such uses on the 
date the application was filed, the municipality could amend its zoning to prohibit such multi-family use 
while the application was pending.  This would require the application to either amend its application or 
seek a use variance.  The new law (P.L. 2010, c. 9) requires that those development regulations that are 
in effect on the date of submission of an application for development shall govern the review of that 

High Bridge should consider adopting a 
complete streets policy, as it aligns with the 
Borough’s goal to increase pedestrian and 
cyclist facilities and improve connectivity. 
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application.  Any provisions of an ordinance, except those relating to health and public safety, that are 
adopted after the date of submission are not applicable to that application.  The law went into effect on 
May 5, 2011. 

It should be noted, however, that what constitutes an “application for development” was recently before 
the State Supreme Court in Dunbar Homes, Inc. v. Zoning Board of Adjustment of Franklin Township (233 
N.J. 546, 563 (2018), where the Court found that a complete application must be submitted to receive 
protection under the development regulations in effect at the time. 

New Jersey Energy Master Plan 
In 2011 the State of New Jersey published an update to the 2008 Energy Master Plan.  The purpose of the 
document is to outline the vision for the use, management and development of energy in New Jersey over 
the next ten years.  The document has five goals: 

 Drive down the cost of energy for all customers. 
 Promote a diverse portfolio of new, clean, in-State generation. 
 Reward energy efficiency and energy conservation and reduce peak demand. 
 Capitalize on emerging technologies for transportation power production. 
 Maintain support for the renewable energy portfolio standard of 22.5% energy from renewable 

sources by 2021.8 

Wind Facilities on Landfills 
On December 14, 2011 Governor Christie signed into law Senate Bill Number 2126 titled “An Act 
concerning solar energy and wind energy and supplementing P.L.1979, c.111.”  This law amended the 
Municipal Land Use Law (hereinafter “MLUL”) to permit a wind energy generation facility or structure 
constructed and operated on the site of any landfill or closed recourse extraction operation to be a 
permitted use within every municipality outside of the Pinelands Area. 

Master Plan Reexamination Requirements 
On May 4, 2011 Governor Christie signed into law Assembly Bill Number 3272 titled “An Act concerning 
municipal land use planning, and amending the Municipal Land Use Law, P.L.1975, c.291.”  This law 
changed the requirement to provide for a general reexamination of the master plan from every six years 
to every ten years. 

State Development and Redevelopment Plan 
In November of 2012, the State Strategic Plan, the revision to the 2001 State Development and 
Redevelopment Plan, was intended to be adopted. However, the adoption was postponed due to the 
impacts of Super Storm Sandy. The Commission is currently revising the document to incorporate disaster 
planning goals considering Super Storm Sandy. 

The draft final State Strategic Plan has four overarching goals along with ten “Garden State Values”. The 
goals are as follows: 
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 Goal 1: Target Economic Growth: Enhance opportunities for attraction and growth of industries 
of statewide and regional importance. 

 Goal 2: Effective Planning for Vibrant Regions: Guide and inform regional planning so that each 
region of the State can experience appropriate growth according to the desires and assets of that 
region. 

 Goal 3: Preservation and Enhancement of Critical State Resources: Ensure that strategies of the 
growth include preservation of the State’s critical natural, agricultural, scenic, recreation, and 
historic resources, recognizing the role they play in sustaining and improving the quality of life for 
New Jersey residents and attracting economic growth. 

 Goal 4: Tactical Alignment of Government: Enable effective resource allocation, coordination, 
cooperation, and communication among those who play a role in meeting the mission of this 
Plan.9 

The ten “Garden State Values” are as follows: 

 Concentrate Development and Mix Uses – Promote development in Priority Growth Investment 
Areas that are compact, conserves land and offers shopping and services within convenient 
walking distance of home and jobs. Build with suitable designs and densities that support walking, 
biking and public transportation. 

 Prioritize Redevelopment, Infill, and Existing Infrastructure – Strengthen cities, towns and 
neighborhoods by prioritizing redevelopment, the reuse and remediation of existing sites and 
structures, and construction on infill sites that are compatible with surrounding uses. Upgrade 
existing infrastructure where needed, before adding new capacity. Encourage sustainable 
development that incorporates green design and construction principles and opportunities for 
renewable energy and efficiency.  

 Increase Job and Business Opportunities in Priority Growth Investment Areas – Provide 
opportunities for investment near housing, infrastructure and transportation. Support economic 
growth by addressing the land use and infrastructure needs of targeted industries and areas, 
consistent with these principles. 

 Create High-Quality, Livable Places – Ensure each community offers an environmentally healthy 
place to live, work and play. Enhance community character and design, especially in historic areas, 
by reusing significant buildings, reinforcing architectural styles and providing pedestrian friendly 
streetscapes. Improve community plazas and parks and connections to waterfront areas. 

 Provide Transportation Choice and Efficient Mobility of Goods – Maintain and enhance 
transportation options that improve 
access, safety, affordability and air 
quality for all users: walkers, bikers, 
transit-users, ride-shares and 
drivers. Improve strategic freight 
and public transportation 
infrastructure that supports sound 

The State Strategic Plan has sat idle since 
2012.  It is unclear if or when the State will 
finalize and adopt the document. 
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economic growth. Encourage options for low emission and alternate fuel vehicles. 
 Advance Equity – Consider the equity of property owners during planning and implementation. 

Improve access to opportunity, housing, jobs, and school for all New Jersey Residents. 
 Diversify Housing Opportunities – Support the construction of housing that meets the needs of 

households of all sizes and income levels, located near jobs and transit and where services are 
available. 

 Provide for Healthy Communities through Environmental Protection and Enhancement – 
Protect and restore the environment, sensitive lands, ecosystems and natural resources. Ensure 
healthy places through an increase in the quantity and quality of preserved land. Improve quality 
of air, water and land. Reduce energy use, carbon emissions, water degradation and other impacts 
of development. 

 Protect, Restore, and Enhance Agricultural, Recreational, and Heritage Lands – Support 
agriculture and locally-grown food consumption through protection and preservation of 
farmland. Protect agricultural, historic sites and landscapes. Provide accessible neighborhood 
parks and recreational systems. 

 Make Decisions within a Regional Framework – Maintain up-to-date, coordinated local, regional 
and State functional plans that reflect these principles and can provide a regional framework for 
making decisions about capital investments, programs, regulations and development 
applications. Gather and consider public input.10 

Wireless Co-location 
On January 17, 2012 Governor Christie signed into law Senate Bill Number 2989 titled “An Act concerning 
the collocation of wireless communications equipment and supplementing P.L.1975, c.291.”  This law 
amends the MLUL to allow for an application for development to collocate wireless equipment to not be 
subject to site plan review provided the application meets certain requirements.   

Non-contiguous Cluster Development 
On August 7, 2013 Governor Christie signed into law Assembly Bill Number 3761 titled “An Act concerning 
municipal land use approval, amending and supplementing P.L. 1975, c.291.”  This new law permits 
communities to offer alternatives to traditional development, through the use of equitable and effective 
planning tools including clustering, transferring development rights, and lot-size averaging in order to 
concentrate development in areas where growth can best be accommodated and maximized while 
preserving agricultural lands, open space, and historic sites.  The new law defines contiguous and non-
contiguous clustering and via non-contiguous clustering allows development on one tract and 
preservation of another tract elsewhere in the community.   

Local Redevelopment and Housing Law Changes 
On September 6, 2013 Governor Christie signed into law Assembly Bill Number 3615 titled “An Act 
concerning procedures and powers under the Local Redevelopment and Housing Law and amending 
P.L.1992, c.79.”  This new law amended Criterion E regarding productivity and adding language to the 
criterion.  The law also requires the resolution authorizing the Planning Board to undertake the 
preliminary investigation to state whether the redevelopment area determination authorizes the use of 
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eminent domain or not.  This created a non-condemnation redevelopment and a condemnation 
redevelopment area and outlined certain noticing requirements. 

Affordable Housing 
On March 10, 2015, the Supreme Court ruled that the New Jersey Council on Affordable Housing 
(hereinafter “COAH”) failed to act and as a result, the Courts would be assuming jurisdiction over the Fair 
Housing Act. The Order divided 
municipalities into one of three categories – 
those that achieved Third Round 
Substantive Certification, those that filed or 
petitioned COAH and those that had never 
participated in the COAH process.  

The transitional process created by the 
Supreme Court tracked the Fair Housing Act 
procedures for compliance. In this regard, 
the process permitted municipalities to file a Declaratory Judgment Action during a thirty-day window 
between June 8 and July 8, 2015 that sought an adjudication as to their fair share. This enabled a 
municipality to comply voluntarily with its constitutional obligation to provide a realistic opportunity for 
the construction of affordable housing. High Bridge was proactive and filed its Declaratory Judgement 
Complaint on July 7, 2015.  

On January 18, 2017, the Supreme Court ruled that municipalities are responsible for obligations 
purportedly accruing during the so-called “gap period,” the period of time between 1999 and 2015. 
However, the Court stated that the gap obligation should be calculated as a never-before calculated 
component of Present Need (also referred to as Rehabilitation Obligation), which would serve to capture 
Gap Period households that were presently in need of affordable housing as of the date of the Present 
Need calculation (i.e. that were still income eligible, were not captured as part of traditional present need, 
were still living in New Jersey and otherwise represented a Present affordable housing need). This 
obligation is commonly referred to as the Gap Need. 

The Borough of High Bridge negotiated with the only interested party in the case – FSHC over the course 
of the litigation. Eventually the Borough and FSHC reached a settlement. On December 14, 2017, the 
Borough Council approved Resolution 271-2017 authorizing the execution of a Settlement Agreement 
with FSHC. Subsequently, the Settlement Agreement with FSHC was executed on December 15, 2017. 
Following that, a Fairness Hearing was held before Judge Miller, which resulted in an Order declaring the 
Settlement Agreement fair and reasonable, on February 13, 2018. After adopting the required compliance 
documents, High Bridge received a Final Judgment of Compliance and Repose on August 9, 2018. 

Statement of Strategy 
On January 8, 2018 Governor Murphy signed into law Assembly Bill Number 4540 titled “An Act 
concerning smart growth, storm resiliency, and environmental sustainability and amending P.L.1975, 

High Bridge received a Final Judgment of 
Compliance and Repose in 2018, which 
provides immunity and protection through 
July 1, 2025. 
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c.291.”  This new law requires any land use element adopted after the effective date of the new law to 
include a statement of strategy concerning: 

 Smart growth which, in part, shall consider potential locations for the installation of electric 
vehicle charging stations,  

 Storm resiliency with respect to energy supply, flood-prone areas, and environmental 
infrastructure, and  

 Environmental sustainability. 

Affordable Housing Foreclosures Revisions 
On June 24, 2019 Governor Murphy signed into law Senate Bill Number 362 entitled “An Act concerning 
affordability controls on affordable housing and amending P.L.1995, c.244.” This law provides that deed 
restrictions on affordable housing units are not extinguished by foreclosure proceedings. 

New Jersey Land Bank Law 
On July 11, 2019, Governor Murphy signed into law Senate Bill Number 1214.  Bill 1214 is known as the 
New Jersey Land Bank Law, which will allow New Jersey towns and cities to designate a land bank entity 
to obtain vacant, abandoned, and neglected properties for productive reuse purposes. This law provides 
municipalities with a tool to revitalize and reuse properties for public benefit.  The law provides for 
accountability to local communities through the requirement for community advisory boards with 
mandatory access to certain information and opportunities for the board to comment on the land bank 
entity’s decisions.  Land bank entities will further be required to develop and maintain an online, publicly 
accessible database of current and former land bank properties.  The community advisory board must 
issue an annual report on the accuracy, integrity, accessibility, and comprehensiveness of the land bank 
entity's online database. 

Innovation District Designation Program 
On August 8, 2019 Governor Murphy signed into law Assembly Bill Number 5111, creating the Innovation 
District Designation Program.  The program, established within the New Jersey Commission on Science, 
Innovation, and Technology, encourages development of innovation districts within New Jersey.  
Innovation districts promote the development or redevelopment of an area in a manner that facilitates 
collaboration between government, higher education institutions, and private enterprises, and are a 
strategic way to promote development in science and technology throughout the State.  Municipalities 
may apply individually or jointly for designation of an area as an innovation district. 

Stranded Asset Redevelopment Criterion 
On August 9, 2019 Governor Murphy signed into law Assembly Bill Number 1700 titled “An Act concerning 
the designation of certain areas as in need of redevelopment and amending P.L.1992, c.79.”  The law 
expands the eligibility criteria for designating certain areas as being in need of redevelopment.  
Specifically, the law amends Criterion B by adding retail, shopping malls, and office parks to the list of 
discontinued uses.   



 

 25 

 

Temporary Supplemental Zoning Board 
On August 9, 2019 Governor Murphy signed into law Senate Bill Number 3212 titled “An Act concerning 
municipal zoning boards of adjustment, supplementing P.L.1975, C.291, and amending P.L.2005, c. 133 
and P.L.1991, c.256.”  The law allows a municipality to establish a temporary, supplemental zoning board 
to address any backlog of applications.  A municipality that determines a need for a supplemental zoning 
board must adopt an ordinance to establish one.   

Long-Term Tax Exemptions 
On January 13, 2020, Governor Murphy signed into law Senate Bill Number 538 titled “An Act concerning 
long-term tax exemptions on certain low-income housing, amending P.L.1983, c.530, and supplementing 
P.L.1991, c.431 (C.40A:20-1 et seq.).”  This law allows long-term tax exemption extensions for certain low-
income housing.  Previously, a property tax exemption could be granted to an affordable housing project 
for a maximum of 35 years, or until a loan provided by the New Jersey Housing and Mortgage Finance 
Agency was fully paid.  This legislation permits a municipal governing body to continue a tax exemption 
for a State or federally subsidized housing project beyond the date of the payoff of the existing first 
mortgage as long as the project remains subject to certain affordability controls. 

Virtual Public Meetings 
On March 20, 2020 Governor Murphy signed into law Assembly Bill Number 3850 titled “An Act 
concerning the conduct of public meetings during periods of emergency and supplementing P.L. 1975, 
c.231.”  This law allows public meetings, including zoning and planning board meetings, to be conducted 
electronically during a public health emergency. 

Affordable Housing Marketing 
On July 1, 2020 Governor Murphy signed into law Senate Bill Number 2527 titled “An Act concerning the 
online marketing of affordable housing units and supplementing P.L. 1985, c.111.”  This law requires 
developers, owners, property managers, and/or administrative agents to post notices of available 
affordable housing on the Housing Resource Center website at least 60 days prior to conducting a lottery. 

Climate Change-Related Hazard Vulnerability Assessment 
On February 4, 2021 Governor Murphy signed into law Assembly Bill Number 2785 titled “an Act 
concerning municipal master plans, amending P.L.1975, c.291, and supplementing title 13 of the Revised 
Statues.”  This law requires any land use plan element adopted after the effective date to include a climate 
change-related hazard vulnerability assessment which shall analyze current and future threats to, and 
vulnerability of, the municipality associated with climate change-related natural hazards such as increased 
temperatures, drought, flooding, hurricanes, and sea-level rise. 

County Changes 
Since the 2004 Reexamination, Hunterdon County prepared has adopted the following documents: 

2007 Growth Management Plan 
In December of 2007, Hunterdon County adopted the Growth Management Plan (“GMP”) which provides 
a profile of the County’s various elements such as natural resources, land use, transportation, economic 
development, population and housing. The Plan projects the County’s build-out using three different 
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models and makes recommendations to control the growth of the County. This Plan does not make 
recommendations for specific municipalities, rather general guidelines are presented to help guide 
growth. 

Chapter Three of the GMP presents three steps for municipalities to take. Step 1 discusses establishing 
community goals and vision of the entire community in order to identify and create planning changes such 
as land use ordinances, community design plans, or form-based zoning. The County conducted a County-
wide survey in 2003 along with multiple public meetings to establish community values and design ideas. 
This “visioning” process yielded the conclusion that Hunterdon County residents believe it is critical to 
preserve the rural character of the County. Step 2 is called “Balancing the Preservation of Rural Character 
with Population Growth” and discusses land use management to accommodate growth without being 
detrimental to the rural character of the County. This step includes land preservation by choosing a zoning 
strategy such as a Transfer of Development Rights program or clustering, practicing green design by 
prioritizing environmental features, implementing green design along roadways, and historic 
preservation. Finally step 3 entitled “Fostering Innovative Planning and Design”, discusses multiple 
techniques to implement good planning into communities with various values, characters and ideas. 

2008 Farmland Preservation Plan 
Adopted in 2008, the Farmland Preservation Plan addresses the County’s desire to combat development 
pressure and the decline of active farmers by farmland preservation. According to the Plan, there are no 
preserved farms in High Bridge. Additionally, there are no targeted farms within the Borough listed in the 
Plan. 

2014 Comprehensive Economic Development Strategy 
In 2014, the Hunterdon County Comprehensive Economic Development Strategy plan was adopted. The 
Vision of the Plan is “Hunterdon County, New Jersey is a wonderful place to live, work and visit. Its scenic 
rural character, working farms, nationally recognized healthcare, recreational offerings and commitment 
to small business success, along with its arts, cultural and historic attractions combine with quaint town 
centers to create a vital economy and uncommon quality of life.”  Additionally, the Mission Statement of 
the Plan is “The Hunterdon County Comprehensive Economic Strategy is the intentional, collaborative and 
sustained action of policy makers and stakeholders to promote an exceptional standard of living in and 
economic health that continually affects desired changes in the regional economy, attracts and retains 
business, benefits residents, supports infrastructure and planned development, and maintains 
affordability”. The Plan was created to identify and capitalize on the County’s strengths and assets while 
addressing the weaknesses and stimulate growth. 

The Action Plan identifies six goals with multiple objectives to stimulate economic growth and attract 
businesses. The goals include fostering economic development, facilitate public and private partnerships, 
channel growth in an efficient manner, provide infrastructure and transportation investments and 
maintain a high quality of life in the County. None of these goals and their objectives specifically mention 
High Bridge. 
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2018 Economic Impact of Tourism in Hunterdon County Study 
The County prepared a tourism study in connection with Stockton University, the Highlands Council, 
Hunterdon County Chamber of Commerce, and The Delaware River Towns Chamber of Commerce. The 
Study measures the tourism goods and services spending in the County and compares the results with 
New Jersey. Additionally, tourism employment, restaurant, and lodging industries are evaluated. The 
Study found that tourism within the County has been growing since 2009. An estimated $248 million was 
spent on tourism goods and services in 2009 compared to $317 million in 2016, an increase of 27.8%. The 
2016 spending included $81 million each on food and beverage and transportation, $66.6 million on 
shopping, $51.5 million on recreation and entertainment and $36.8 million on traveler accommodations. 
However, Hunterdon County was found to have far less tourism than the surrounding Counties except for 
Warren County.   

2018 Parks and Open Space Strategic 
Plan 
Adopted in 2018, the Parks and Open Space 
Strategic Plan addressed the need to 
preserve open spaces, natural resources, 
provide parks and park facilities, offer 
educational and recreational opportunities, 
and create a future County Park system in accordance with the County’s GMP vision of the “protection of 
Hunterdon County’s extensive network of natural resources and maintenance of its rural or scenic-rural 
landscape.” The Plan provides an inventory of improved and unimproved parkland, recreational facilities, 
and educational programs.  

The Plan found that High Bridge has a total of roughly 640 acres of open space, including 354 acres of 
municipal parks and open spaces, 13.5 acres of County parks and open spaces, 201.6 acres of State parks 
and open spaces, 25.5 acres of land owned by the Board of Education, one-third of an acre of private open 
space, and 44 acres of common-owned open space. 

Municipal Changes 
Since 2004, the Borough has adopted several master plan documents, which have contained policies and 
objectives to guide development and municipal decisions.  The following sections detail each report. 

Highlands Environmental Resource Inventory 
As previously stated, as part of the High Bridge’s conformance with the Highlands RMP, the Borough 
prepared an Environmental Resource Inventory (hereinafter “ERI”). The Borough adopted the ERI on 
March 24, 2011. The ERI evaluates the many resources within the Borough. Topics within the ERI include 
highlands open waters and riparian areas, steep slope protection areas, critical habitats, preserved lands, 
lake management areas, water resources availability, prime ground water recharge areas, water quality, 
septic system yield, agricultural resources, historic/cultural/archaeological/scenic resources, and 
contaminated sites.  

Fact: High Bridge contains eight miles of 
streams and 29 acres of lakes and ponds. 

2011 ERI 
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2011 Reexamination Report 
The Borough prepared a 2011 Reexamination Report in 2011 as part of the steps to conform to the 
Highlands RMP. This Report dealt with reviewing the Borough’s Master Plan and development regulations 
to determine any changes necessary to achieve consistency with the Highlands RMP. The 2011 
Reexamination Report recommended the Borough adopt the “Borough of High Bridge Highlands Planning 
Area Land Use Ordinance” to implement the objectives, policies, and standards of the Highlands Planning 
Area. Additionally, the draft Sustainable Economic Development Plan was recommended to be reviewed 
to address four comments in the draft Plan. The property commonly known as Exact Level and Tool (Block 
24, Lot 16), was recommended to be studied to determine if the property meets the requirements to be 
deemed an Area in Need of Redevelopment pursuant to the Local Redevelopment and Housing Law. 

Sustainable Economic Development Plan 
On October 27, 2011, the Borough adopted a Sustainable Economic Development Plan (hereinafter 
“SEDP”). The SEDP examined the Borough’s economic status and suggests strategies and activities to 
improve the Borough’s economic health. The SEDP found that that while High Bridge is viewed as a safe, 
family-friendly community, offering many outdoor activities in the Borough’s many open space and 
recreation areas, the lack of retail diversity is a concern. The SEDP grouped background data into five 
categories; demographic and socio-economic, general master planning issues, open space and recreation, 
business retention/attraction, and areas of economic potential. The major findings for each of these 
categories are summarized as follows: 

Demographic and Socio-economic 

 Each household in High Bridge spends $45,974 on retail goods on average per year. 
 The 12,817 households within a five-mile radius spend an average of approximately $50,820 on 

retail goods. 
 Approximately $56 million retail dollars leave High Bridge per year, while approximately $269 

million leave the five-mile radius area each year. 
 Underserved retail areas in the Borough and five-mile radius area include optical goods, sporting 

goods, jewelry/luggage, hobby, toys, and games, personal care, book stores, full-service 
restaurants, limited-service restaurants. 

General Master Planning Issues 

A review of the zoning ordinance found that some conditions for home occupations are prohibitive and 
the permitted floor area ratio of the DB Zone and the building height for the C Zone should be reviewed.  

Open Space and Recreation 

The SEDP found that Borough-owned open space properties should offer additional amenities and 
recreational activities to residents and to attract visitors, preserve existing buildings through adaptive 
reuse, and diversify High Bridge’s economy. Additionally, it was found that better signage is needed to 
identify parks and open space areas and to advertise the Borough as a recreation destination offering 
hiking, biking, and fishing. 
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Business Retention/Attraction 

The resident survey emphasized the importance of a strong and varied downtown area. Suggestions 
included attracting new businesses to fill vacant Main Street properties, expanding the variety of goods 
offered on Main Street, capitalizing on “locational convenience”, diversifying businesses to complement 
existing businesses, and marketing the Borough to support new and existing businesses. 

Finally, the SEDP offered five goals as follows: 

1. Accommodate economic growth in a sustainable manner, taking careful advantage of the unique 
historic and natural resources within High Bridge.  

2. Support existing businesses and attract new, complementary businesses. 
3. Enhance the appearance of the downtown area and CR-513 corridor. 
4. Diversify High Bridge’s economy by utilizing existing assets to transform the Borough into a 

destination for cultural/heritage tourism and outdoor recreation. 
5. Market High Bridge in a coordinated manner. 

Land Use Element 
The 2013 Land Use Element updated the 1985 Land Use Element. The 2013 Land Use Element evaluated 
the Borough’s existing zoning, land use, natural features, demographics, zoning ordinance, and potential 
areas of redevelopment. The following goals were included in the 2013 document: 

 Achieve a desirable balance of residential, open space, recreational, cultural, and non-residential 
uses. 

 Provide a range of housing densities and housing types to meet the varied income and age level 
needs. 

 Continue to maintain the character of the Borough’s existing residential areas. 

The 2013 Land Use Element recommended several zoning changes, including expanding permitted uses 
in certain zones, amending bulk standards, and rezoning certain areas. 

Historic Preservation Plan 
The Borough adopted a Historic Preservation Master Plan Element on November 27, 2011. The document 
reviewed the more than 300 historic resources within High Bridge that contribute to its architectural, 
historic, cultural, and archaeological significance.  The Historic Preservation Master Plan Element proposes 
to group High Bridge’s resources into four Historic Districts; the Main Street Commercial, the High Bridge 
Residential, the East Main Street, and the Taylor Iron and Steel Company (“TISCO”) Historic Districts. Five 
steps to embrace the Borough’s historic preservation are presented in the document: 

A. Listing on National and State Registers of Historic Places – The Borough should work to get 
resources listed on the State and National Registers, first with the Main Street Historic District, 
then the TISCO Historic District. Listed properties on Main Street could allow developers to utilize 
Federal Tax Credit and New Jersey Rehabilitation Subcode and revitalize the downtown area. 
State and County Preservation Grants could assist in the rehabilitation of historic properties in the 
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TISCO Historic District. Listings in the Residential Historic Districts could increase the 
understanding, civic engagement, and resident’s pride in the community. Additionally, 
rehabilitated homes could increase property values.  

B. Local Preservation Ordinance or Preservation Overlay Zones – Adopt an ordinance to more fully 
control the architectural characteristics of the properties in High Bridge and protect those in need 
of rehabilitation from being demolished. 

C. Municipally-Owned Buildings – Find uses for the historic properties in the TISCO Historic District, 
including the Solitude House and Outbuildings, the Taylor Iron and Steel Company Office Building, 
Shop E, and Springside Farm. Prepare a Use Plan for Solitude House and Annex, a Preservation 
Plan for the Taylor Iron and Steel Company Office Building and Shop E, and a Preservation and/or 
Use Plan for Springside Farm. Creating a use for each of these properties would attract cultural 
and heritage tourism. 

D. Rename and Reorganize the Cultural and Heritage Committee to become the Historical Heritage 
Committee and Increase the New Committee’s Visibility – The Cultural and Heritage Committee 
was created to advise the Borough Council on the cultural and historical needs of High Bridge, 
including to develop programs to promote interest and participation in learning and 
understanding local history, arts, cultural values, and goals of the community. The Events 
Committee split from the Cultural and Heritage Committee in 2013. Since this Committee 
primarily coordinates arts and cultural events, a separate history committee should be established 
and the Cultural and Heritage Committee be disbanded. The new Committee, the Historical 
Heritage Committee, should be created to oversee National Register nominations and studies of 
Borough-owned buildings. 

E. Promote the Use of the New Jersey Rehabilitation Subcode – The Borough should promote the 
use of the New Jersey Rehabilitation Subcode, which provides rules for the re-use of existing 
buildings to maintain the historic character of a renovated building. 

Housing Element and Fair Share Plan 
On June 28, 2018 via Resolution 176-2018, the Borough adopted a Housing Element and Fair Share Plan 
(hereinafter “HEFSP”) to address the Borough’s affordable housing obligation. According to a Settlement 
Agreement with FSHC, executed on December 15, 2017, the Borough had a four-unit Rehabilitation 
Obligation, a 27-unit Prior Round Obligation (1987-1999), and a 90-unit Third Round Obligation (1999-
2025). However, due to many environmentally sensitive areas within the Borough, a Vacant Land 
Adjustment analysis was prepared.  The Vacant Land Analysis combined with a Durational Adjustment (for 
lack of utilities in certain areas of the Borough) reduced the Borough’s Third Round Obligation to a Realistic 
Development Potential (“RDP”) of 11 units.  

The HEFSP describes the existing and proposed mechanisms to satisfy the Prior Round Obligation and 
Third Round RDP.  Mechanisms are also described to address the Third Round Unmet Need. 
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Open Space & Recreation Plan  
On May 18, 2020 the Planning Board 
adopted a new Open Space & Recreation 
Plan, which replaced the Borough’s first 
Open Space Plan, adopted in 2001.  The 
document analyzes the Borough’s 14 parks 
covering over 300 acres.  A needs analysis 
was conducted in addition to interviews with 
stakeholders and two public surveys.  The document provides an assessment of each park facility, noting 
positive and negative attributes as well as site utilization, facility quality, and maintenance/condition.  
Nine goals are set forth to guide the vision for the Borough’s park system, which are supported by 
numerous objectives.  The report provides recommendations for each park facility and a detailed park 
vision plan for the TISCO Property and Union Forge Park.  The report includes an action plan, which 
prioritizes the 70+ recommendations and improvements that are outlined in the document.  The action 
plan includes a time frame for completion, assigns the entity responsible for completion, and provides 
indicators of progress.   

Stormwater Regulation 
Enacted on February 2, 2004, New Jersey’s Stormwater Management Program, comprised of two separate 
Rules (N.J.A.C. 7:8 and 7:14A), establishes a framework for addressing water quality impacts associated 
with existing and future stormwater discharges. Together with the new Flood Hazard Control Act Rules 
(N.J.A.C. 7:13) they provide for Category One (C1) Water Protection including a 300-foot Special Water 
Resource Protection Area or buffer for new major development adjacent to all C1 waters and upstream 
tributaries of C1 waters within the same HUC-14 sub-watershed. These regulations have implications in 
High Bridge Borough. The South Branch of the Raritan River and the Willoughby Brook and their various 
tributaries comprise the C1 waterways within the Borough’s two HUC 14 sub-watersheds. Developments 
within these watersheds will be evaluated to ensure compliance with the sensitive Category One 
designation. 

The Borough has complied with the 2004 rule changes as follows:  

1. Preparing a Stormwater Management Plan – this Plan was originally adopted on March 30, 2005 in 
accordance with the Tier B Permit requirements. 

2. Preparing and adopting a Stormwater Control Ordinance – this Ordinance was adopted on February 
9, 2006 as Chapter 334 – Stormwater Management. 

3. The Statewide Basic Requirements have been addressed through adoption of model Stormwater 
Ordinances, which are available at Borough Hall. The Borough’s Ordinance states that Applicants 
proposing major development in the Borough are responsible for complying with the Stormwater 
Ordinances and require the implementation of proactive measures to minimize the harmful impacts 
of development on natural resources.  

4. Reviewing development applications for compliance with the adopted Stormwater Control Ordinance 
where applicable. Applications are reviewed on an on-going basis for compliance with the 

Fact: High Bridge owns over 285 acres of 
preserved land, which represents 18.4% of 
the Borough’s land area. 

2020 Open Space & Recreation Plan  
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Stormwater Control Ordinance. The Applicant is required to comply with all applicable State 
requirements and obtain the required permits.  

As part of the Master Plan Reexamination report process, the existing Stormwater Management Plan, 
Stormwater Control Ordinances, and Stormwater Pollution Prevention Plan have been reviewed. Based 
upon that review, the Stormwater Management Plan, Stormwater Control Ordinance, and Stormwater 
Pollution Prevention Plan will have to be updated to conform with the 2018 NJDEP MSRP Tier A Permit 
Renewal, and with the NJDEP Model Stormwater Control Ordinance (NJAC 7:8) enacted on March 2, 2020. 
The above ordinance amendments are required to be adopted by March 2, 2021. This plan work will be 
performed in the coming months.11 
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V. Master Plan & Zoning Amendments 
This chapter of the 2021 Reexamination looks at specific changes that are recommended for the Master 
Plan or existing development standards, which can include the underlying objectives, policies and 
standards.  The remainder of this chapter is divided into five sections.  The first provides amended goals 
and objectives to guide the Master Plan.  Section two makes recommendations regarding future master 
plan elements.   The third section provides a review of Chapter 145, Land Use and Development, and 
makes recommendations for changes and amendments.  The fourth section discusses new technologies 
and uses that potentially impact the Land Use and Development Ordinance.  The fifth section reviews the 
2012 to 2018 year-end Zoning Board reports. 

Goals 
This section is divided into two parts – current goals and proposed goals. 

Current Goals 
There are four Master Plan documents that contain goals and objectives that guide the Borough’s vision 
for the community.  The first and oldest goals and objectives are from the 1978 Master Plan: 

Land Use 

Goal: Develop a Land Use Plan sensitive to the development pressures within the Borough as 
well as the constraints of the Borough’s infrastructure and natural resources. 

Objective: Provide a more balanced distribution of land uses between industrial, commercial, and 
residential development. 

Objective: Preserve to the greatest extent possible the Borough’s limited prime agricultural land. 

Objective: Develop flexible land use strategies which promote the efficient use of land, conserve 
open spaces, and respect the limitations of the Borough’s natural resources.  

Housing 

Goal: Provide adequate housing to all segments of the Borough’s present and prospective 
population. 

Objective: Develop a housing rehabilitation program with a financial assistance component to 
encourage property owners to bring deficient structures up to code. 

Objective: Establish requirements and provide incentives for developers to provide housing for low 
and moderate income people. 

Objective: Establish a Housing Authority with the power to accept donations, accrue debt, construct 
housing, and rent or convey that housing to low and moderate income people. 

Community Facilities, Utilities, and Transportation 

Goal: Maintain and upgrade the Borough’s community facilities for the convenience, health, 
and safety of High Bridge residents. 
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Objective: Continue to identify and eliminate leaks and infiltration in the Borough’s water and sewer 
system. 

Objective: Work with surrounding municipalities to finance the expansion of the Clinton Town 
Sewerage Treatment Plant or the construction of a new plant at a different location. 

Objective: Provide open space in all sectors of the Borough that may be used for active and passive 
recreation. 

Objective: Expand the existing school buildings and/or modify their use in order to utilize the 
structures more efficiently. 

Objective: Maintain and upgrade existing roadways and drainage facilities.  

 

In addition, the 2013 Land Use Plan Element contained the following goals and objectives: 

Goal:  Achieve a desirable balance of residential, open space, recreational, cultural and non-
residential uses. 

Objective: Pursue opportunities to achieve a greater balance of non-residential to residential land 
use in appropriate areas of the Borough. 

Objective:  Promote adequacy and variety of shopping for local residents by providing for small town 
scale non-residential development along CR-513 west of the downtown. 

Objective:  Preserve and encourage improvement of the downtown area. 

Goal:  Provide for a range of housing densities and housing types to meet the varied income and 
age level needs. 

Objective:  Maximize advantages afforded by utility infrastructure and train service in locating higher 
density residential areas.   

Objective:  Maintain lower density residential development in areas without water and sewer 
service. 

Objective:  Identify opportunities and appropriate locations to provide for lower cost and non-family 
(households without children) housing. 

Goal:  Continue to maintain the character of the Borough’s existing residential areas. 

Objective:  Ensure that development standards reflect on-the-ground conditions within the 
Borough’s neighborhoods. 
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Next are five goals in the 2011 Sustainable Economic Development Plan, which serve to guide the 
Borough’s economic development initiatives: 

1. Accommodate economic growth in a sustainable manner, taking careful advantage of the unique 
historic and natural resources within High Bridge. 

2. Support existing businesses and attract new, complimentary businesses. 

3. Enhance the appearance of the downtown area and the CR-513 corridor. 

4. Diversify High Bridge’s economy by utilizing existing assets to transform the Borough into a 
destination for cultural/heritage tourism and outdoor recreation. 

5. Market High Bridge in a coordinated manner. 

 

Finally, the 2018 Housing Element and Fair Share Plan contains the following goals: 

1. To the extent feasible, the Borough’s zoning will guide anticipated new residential development 
into compact, center-based projects. 

2. To provide a realistic opportunity for the provision of the municipal share of the region’s present 
and prospective needs for housing for low and moderate income families. 

3. To the maximum extent feasible, to incorporate affordable housing units into any new multi-
family residential construction that occurs within High Bridge, including any mixed use, 
redevelopment, and/or adaptive reuse projects. 

4. To preserve and monitor existing stock of affordable housing. 

o To reduce long-term housing costs through the implementation of green building and energy 
efficient technology in the rehabilitation, redevelopment and development of housing. 
Recent innovations in building practices and development regulations reflect significant 
energy efficiency measures, and therefore cost reductions, through building materials, energy 
efficient appliances, water conservation measures, innovative and alternative technologies 
that support conservation practices, and common-sense practices, such as recycling and re-
use. 

o The promotion of the use of sustainable site design, efficient water management, energy 
efficient technologies, green building materials and equipment, and retrofitting for 
efficiencies. 

o Maximizing the efficient use of existing infrastructure, through such means as redevelopment, 
infill and adaptive reuse. 

5. To use a smart growth approach to achieve housing needs: 

o Use land more efficiently to engender economically vibrant communities, complete with jobs, 
houses, shopping, recreation, entertainment and multiple modes of transportation. 
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o Support a diverse mix of housing that offers a wide range of choice in terms of value, type, 
and location. In addition, seek quality housing design that provides adequate light, air, and 
open space. 

o Target housing to areas with existing higher densities and without environmental constraints, 
within walking distance of schools, employment, services, transit, and community facilities 
with sufficient capacity to support them. 

Proposed Goals 
The Master Plan Sub-committee reviewed the existing goals and objectives guiding land use and master 
planning within High Bridge.  Some of the goals and objectives are no longer relevant.  After careful 
analysis and thorough discussion, the Master Plan Sub-committee recommends the following goals and 
objectives, grouped by category, to guide master planning and land use within the Borough: 

Land Use 

Goal: Develop a Land Use Plan sensitive to the development pressures within the Borough as 
well as the constrains of the Borough’s infrastructure and natural resources. 

Objective: Encourage industrial and commercial development in zones where those uses are 
permitted.  

Objective: Refine the zoning regulations to allow for flexibility where appropriate, funnel 
development and redevelopment to the Downtown Business Zone and existing 
commercial and industrial zones.   

Objective:  Promote adequacy and variety of commercial establishment for local residents by 
providing for small town scale non-residential development along CR-513 west of the 
downtown. 

Objective:  Preserve and encourage improvement of the downtown area. 

 

Goal: Preserve the Borough’s existing single-family detached residential neighborhood’s 
character and scale. 

Objective:  Ensure that development standards reflect on-the-ground conditions within the 
Borough’s neighborhoods. 

 

Goal: To encourage riverfront recreational uses that are compatible with the South Branch of 
the Raritan River, while respecting private property (e.g. kayak/tube rentals, fishing, etc.). 

 

Goal: To seek and achieve Transit Village designation. 
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Housing 

Goal: To the extent feasible, the Borough’s zoning should guide anticipated new residential 
development into compact, center-based projects. 

 

Goal: To provide a realistic opportunity for the provision of the municipal share of the region’s 
present and prospective needs for housing for low and moderate income families based 
on the Borough’s developable land area and sewer and water capacities. 

 

Goal: To the maximum extent feasible, to incorporate affordable housing units into any new 
multi-family residential construction that occurs within High Bridge, including any mixed 
use, redevelopment, and/or adaptive reuse projects. 

 

Goal: To preserve and monitor existing stock of affordable housing. 

Objective: To reduce long-term housing costs through the implementation of green building and 
energy efficient technology in the rehabilitation, redevelopment, and development of 
housing.  

Objective: The promotion of the use of sustainable site design, efficient water management, energy 
efficient technologies, green building materials and equipment, and retrofitting for 
efficiencies. 

Objective: Maximizing the efficient use of existing infrastructure, through such means as 
redevelopment, infill, and adaptive reuse. 

 

Goal:  To use a smart growth approach to achieve housing needs. 

Objective: Use land more efficiently to engender economically vibrant communities, complete with 
jobs, houses, shopping, recreation, entertainment, and multiple modes of transportation. 

Objective: Target housing to areas with existing higher densities and without environmental 
constraints, within walking distance of schools, employment, services, transit, and 
community facilities with capacity to support them. 

 

Community Facilities, Utilities, and Transportation 

Goal: Maintain and upgrade the Borough’s community facilities for the convenience, health, 
and safety of High Bridge residents. 

Objective: Continue to identify and eliminate leaks and infiltration in the Borough’s water and sewer 
system. 
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Goal: Maintain and enhance the Borough’s circulation system by identifying the need for 
improvements to major roads and intersections, increasing the safety of pedestrian and 
cyclist mobility within High Bridge. 

 

Goal:  Research creative ways to increase parking within the downtown area. 

 

Economic Development 

Goal: Encourage economic growth in a sustainable manner, in consideration of the unique 
historic and natural resources within High Bridge. 

 

Goal: Support existing businesses and attract new, complimentary businesses. 

 

Goal: Enhance the appearance of the downtown area and the CR-513 corridor. 

 

Goal: Diversify High Bridge’s economy. 

 

Goal: Utilizing existing assets to continue to transform the Borough into a destination for 
cultural/heritage tourism and outdoor recreation. 

 

Goal: Market High Bridge in a coordinated manner. 

 

Goal: Seek compatible uses and/or upgrades to enhance the High Bridge Hills Golf Club, 
capitalizing on the facility’s natural beauty and rolling vistas. 

 

Goal: Leverage the Borough’s open space assets to spur economic development. 

  

Master Plan Elements 
This section of the 2021 Reexamination makes suggestions for master plan elements that should be 
drafted and adopted over the next ten years. 
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Circulation Plan Element 
In the Fall of 2019 the Borough received a $35,000 grant from the New Jersey Highlands Council to prepare 
a Circulation Plan Element.  The document will not only focus on vehicular travel within the Borough but 
will emphasize walking and cycling modes and provide recommendations for expanding connectivity for 
these users and increasing safety.  It is anticipated that work on this report will commence in 2021. 

Water Use and Conservation Management Plan  
The Borough has received a $40,000 grant from the New Jersey Highlands Council to prepare a Water Use 
and Conservation Management Plan.  This document will advance one of the highest priority objectives 
in the Highlands Regional Master Plan, which is to protect, restore, and enhance water resources.  The 
technical research will be conducted by CDMSmith, who is retained directly by the Highlands Council.  It 
is anticipated that a sub-committee of Borough officials and professionals will be created to review the 
findings and recommendations of CDMSmith.  The report will cover a variety of topics including, but not 
limited to, water sources and uses, net water availability, water conservation and deficient mitigation 
strategies, monitoring and annual water use, and annual program implementation plan.   

Stormwater Management Plan 
A Stormwater Management Plan is in the process of being prepared. The report will discuss the goals of 
the plan, development impacts on stormwater runoff, riparian buffers, water quality, design and 
performance standards, non-structural stormwater management strategies, and a mitigation plan. The 
text will be supplemented with tables, figures, and maps. Under the Municipal Land Use Law, a 
Stormwater Management Plan is considered a component of a Utility Service Plan Element. A Utility 
Service Plan Element analyzes the need for and shows the future general location of water supply and 
distribution facilities, drainage and flood control facilities, sewerage and waste treatment, solid waste 
disposal, and provision for other related utilities and includes any stormwater management plan. 
Therefore, the Planning Board believes it would be appropriate to schedule the stormwater management 
plan for a public hearing and adopt it as a component of the Utility Service Plan Element. 

Land Use and Development Review 
The MLUL requires a review of the community’s development regulations.  The Borough Planner has 
performed a cursory review of the regulations in Chapter 145 – Land Use and Development.  The 
assessment looked for inconsistencies between sections, outdated terms, missing definitions, etc.  The 
review resulted in a memorandum dated October 28, 2019 addressed to the Master Plan Sub-Committee.   
The memorandum was then discussed with the Sub-Committee at a meeting held on December 9, 2019.   

The Sub-committee has reviewed Chapter 145 and finds that the regulations and standards contained in 
Chapter 145 are, except for the items outlined below, adequate and suitable. However, Chapter 145 has 
some missing definitions and outdated requirements. Therefore, the following recommendations are 
made: 
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General References 
1. Attachment 1 to the Land Use and Development Ordinance is the Zoning Map.  A 2011 Zoning 

Map is attached to the code, which is outdated and does not reflect the MUC Zone or the Exact 
Tool Redevelopment Area. 
 

2. Attachment 2 to Chapter 145 is the Schedule of Area, Yard and Building Requirements.  This table 
does not list or reference the MUC Zone.  The table is also inconsistent with the bulk standards 
for the DB Zone, which are listed in Section 145-405E.   Nor does the table reflect the bulk 
standards for the C Zone, which are found in Section 145-406E.  These discrepancies should be 
fixed. 
 

3. Attachment 3 to Chapter 145 are the checklists, which do not include any reference to the 
Highlands exceptions, exclusions, or applicability.  These checklists should be amended to 
acknowledge that the Borough is within the Highlands and indicate whether an application is 
exempt, excluded or falls within the “applicability” section of the Highlands Land Use Ordinance.  
 

4. In 2013 the Borough adopted a Land Use Plan Element.  This document included a GIS analysis of 
a random sampling of parcels within each zone to analyze on-the-ground conditions against the 
bulk standards within the code.  The analysis revealed that many lots fail to meet the minimum 
lot size or various setbacks.  The Planning Board may want to consider revisiting this issue to 
attempt to amend the regulations to reflect on-the-ground conditions.  This is especially 
important in the DB Zone, where the Borough has seen the most interest in redevelopment of 
older and outdated sites. 

Definitions (Section 145-104) 
1. The definition for change of use states that a “change of use shall require site plan approval”.  It 

is unclear why this statement is included in the definition.  If a use is permitted as-of-right and 
there is no impact to the required parking, a change of use in an existing structure should only 
trigger the need for a zoning permit, not a Planning Board hearing.   
 

2. The code defines lot coverage as follows: “The percentage of the lot area that is covered by 
buildings, and paved or graveled areas. See "impervious surface coverage." The maximum lot 
coverage for residential lots shall be measured using the usable land area.”  It is unclear why 
residential lots can use the useable land area to determine lot coverage and non-residential lots 
cannot.  This seems to be an unfair standard to non-residential lots.  The Borough may want to 
consider revising the definition. 
 

3. Retail stores, personal services, and medical and health service are listed as permitted uses within 
the Ordinance but are not defined.  Definitions should be created. 
 

4. Manufacturing and warehousing of good and materials are listed as permitted uses within the 
Ordinance but are not defined.  Definitions should be created. 
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5. School, financial services, health clubs, fitness facilities are listed as permitted uses within the 

Ordinance but are not defined.  Definitions should be created. 

Signs (Section 145-302) 
1. Directional signs should not be commercial in nature.  We recommend the Ordinance be clarified 

to say so. 
 

2. Nameplate, informational, directional, public use, institutional use, freestanding identification, 
wall, roof, portable, window, hanging, street-level directory, and monument signs are listed, but 
not defined.  The Ordinance should be amended to define these terms. 
 

3. The Ordinance is silent on digital signs; therefore, it is unclear if they are permitted or prohibited.  
The Sub-committee believes the Ordinance should clearly prohibit digital signs within the 
Borough.  One exception to be considered would be “open” signs. 

Accessory Structures (Section 145-303) 
1. Subsection E discusses accessory structure location.  It states that an accessory structure may not 

be closer to the street than the building line.  But it is unclear if that is the permitted building line 
or the established building line.  For example, a house is setback 60 feet from the street right-of-
way.  The zoning district requires a 40-foot front yard setback.  Can a shed be placed 40 feet from 
the right-of-way?  Most towns do not permit accessory structures in front of the front building 
wall of the principal structure.  This section should be clarified so that no accessory structures are 
permitted in front of the established building line. 

Off-Street Parking & Loading (Section 145-306) 
1. Subsection B(2)(a) only requires half of the mandated parking to be located on-site.  The Sub-

committee believes this should be increased to 100%. 
 

2. Subsection B(2)(b) requires any property owner who cannot fit all their parking on-site within the 
DB Zone to purchase a parking permit.  However, the section does not refer to another code 
section on the purchasing process, cost, etc.  Standards should be created to indicate how one 
purchases the permit, whether it is monthly, annual, etc. and the cost of said permit. 
 

3. Subsection C(2)(b) requires two parking spaces for each dwelling unit.  This should be revised to 
comply with the Residential Site Improvement Standards. 
 

4. Subsection C(3) provides parking ratios, however the following ratios are outdated, excessive, and 
should be amended: 
 Banks – five spaces per teller window and 10 queuing spaces   
 Warehouses – one space per 500 square feet  
 Whole building materials, appliance and furniture stores – one space per 300 square feet  
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5. Personal services and manufacturing are listed permitted uses, but do not have a parking 
requirement.   A parking standard should be created. 
 

6. Subsection D requires each non-residential use to provide a loading space.  Two new mixed-used 
buildings have been approved with no loading spaces.  The Borough should consider eliminating 
this requirement in the DB Zone. 
 

7. Subsection D(2) requires garbage to be stored in a steel-like container.  Due to the small nature 
of some sites within the DB Zone, a garbage truck may not be able to access the rear yard where 
garbage would be required to be stored.  This section should be amended to delete “steel-like”, 
which would allow for individual cans or plastic bins on rollers, which could then be moved to the 
street for pick-up. 

 

Driveways (Section 145-307) 
1. This section should be amended to deal with driveways as well as access aisles within parking 

areas.  The code is silent on the minimum width of drive aisles in parking lots, which is problematic 
when attempting to evaluate site plans, especially plans with proposed one-way drive aisles.   
 

2. Subsection C should be amended to clearly note what standards apply to single-family homes, 
two-family homes, multi-family developments, non-residential development, and mixed-use 
developments. 

Buffer Areas & Screening (Section 145-308) 
1. This section has come up as an issue with the 20 Main Street and 81 West Main Street 

applications.  This section of the Ordinance does not recognize the established development 
pattern in the DB Zone or the conditionally-permitted multi-family use within the MUC Zone.  We 
recommend the following: 

 Where multi-family residential uses are proposed adjacent to existing single-family uses 
within the DB and MUC Zone a six-foot-tall fence, or a six-foot-tall evergreen buffer, 
should be required.  No setback distance should be specified. 

 The setbacks for the other zones should be adjusted. 
 

2. Subsection C(4)(a) should be amended to require six-foot-tall shrubs. 
 

3. Subsection E requires a 25-foot-wide vegetated buffer for any property line that adjoins the 
railroad tracks.  If a property owner doesn’t want 25 feet of landscaping, they should not be 
required to install it. 

R-1, Low Density Residential (Section 145-401) 
1. This zone permits single-family cluster as a conditional use.  As much of the Borough is developed, 

the Sub-committee believes this use can be removed from the Ordinance. 
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2. This zone permits accessory apartments for affordable households.  This use was not a 

requirement of the Borough’s Affordable Housing Settlement Agreement; therefore, it should be 
removed from the Ordinance. 
 

3. Child care programs are permitted as an accessory use in this zone.  However, the Ordinance 
specifically exempts them from all local zoning restrictions.  Like all other uses, this use should 
have to abide by yard setbacks, height, and coverage.  The text should be amended accordingly.   
 

4. Roof-top solar panels should be added as an accessory use.  Ground-mounted solar arrays should 
be added as a conditional use.  Conditions should include, but not be limited to – minimum lot 
size, screening, and panels located in the rear or side yard. 
 

R-2, Moderate Density Residential (Section 145-402) 
1. This zone permits accessory apartments for affordable households.  This use was not a 

requirement of the Borough’s Affordable Housing Settlement Agreement; therefore, it should be 
removed from the Ordinance. 

 
2. Child care programs are permitted as an accessory use in this zone.  However, the Ordinance 

specifically exempts them from all local zoning restrictions.  Like all other uses, this use should 
have to abide by yard setbacks, height, and coverage.  The text should be amended accordingly.   
 

3. Roof-top solar panels should be added as an accessory use.   

R-3, Medium Density Residential (Section 145-403) 
1. This zone permits accessory apartments for affordable households.  This use was not a 

requirement of the Borough’s Affordable Housing Settlement Agreement; therefore, it should be 
removed from the Ordinance. 

 
2. Child care programs are permitted as an accessory use in this zone.  However, the Ordinance 

specifically exempts them from all local zoning restrictions.  Like all other uses, this use should 
have to abide by yard setbacks, height, and coverage.  The text should be amended accordingly.   
 

3. Roof-top solar panels should be added as an accessory use.   

R-4, High Density Residential (Section 145-404) 
1. This zone permits accessory apartments for affordable households.  This use was not a 

requirement of the Borough’s Affordable Housing Settlement Agreement; therefore, it should be 
removed from the Ordinance. 
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2. Child care programs are permitted as an accessory use in this zone.  However, the Ordinance 
specifically exempts them from all local zoning restrictions.  Like all other uses, this use should 
have to abide by yard setbacks, height, and coverage.  The text should be amended accordingly.   
 

3. Roof-top solar panels should be added as an accessory use.   
 

4. Solitude Village is currently zoned R-4.  However, the majority of the lots in Solitude Village are 
irregularly shaped and do not meet the minimum lot size, width, depth, or lot circle required.  It 
is the Sub-committee’s recommendation that Solitude Village be rezoned to a new zone that 
reflects on-the-ground conditions. 

DB, Downtown Business (Section 145-405) 
1. In 2014 the Borough made certain changes to the list of permitted uses within the DB Zone.  One 

of these amendments requires almost all business and professional offices, medical and health 
services, and studios to be located on the second floor.  The Sub-committee believes these uses 
should be permitted on the first floor. 
 

2. Subsection C(6) should be revised to read as follows: “Mixed-use commercial residential, subject 
to the following conditions”. 
 

3. Residential uses are permitted as-of-right, but there are several requirements within the 
permitted use.  This includes, but is not limited to, residential units are only permitted on the 
upper floors of a structure, the maximum number of units, and a limitation on the number of 
bedrooms.  To clarify this, the Borough should consider changing residential uses to a conditional 
use with the requirements as individual conditions or amending the stipulations. 
 

4. In addition to the above recommendation, Subsection B(10) should be amended to permit no 
more than one residential unit on the first floor, so long as it is in the rear half of the building.  The 
Board has had several applications where developers have sought relief from the Ordinance to 
comply with ADA requirements, which requires either a first-floor adaptable unit or an elevator.  
Additionally, this Subsection should be amended to remove the entrance requirements.  The 
building code dictates the maximum distance from a residential unit to an exit and this therefore 
determines where the entrance/exit can be located.   
 

5. Subsection E lists yard, area, and bulk regulations.  These numbers do not match the Schedule at 
the beginning of the code. This discrepancy must be eliminated. 
 

6. It is unclear if drive-through facilities are permitted in connection with a retail establishment.  This 
should be clarified if the Borough wishes to prohibit drive-throughs in the downtown area. 
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7. Child care programs are permitted as an accessory use in this zone.  However, the Ordinance 
specifically exempts them from all local zoning restrictions.  Like all other uses, this use should 
have to abide by yard setbacks, height, and coverage.  The text should be amended accordingly.   
 

8. Section F(3) requires a site plan for any change of use defined as outside the principal permitted 
use of this section.  The Board ran into this issue when a chiropractor wanted to occupy an existing 
space along Main Street.  No changes were proposed to the site, exterior of the building, or 
number of needed parking spaces.  Therefore, there was no need for a site plan.  A use not 
permitted in the zone would need a use variance, not necessarily a site plan.  This requirement 
should be amended to eliminate unnecessary expenditures for potential applicants. (Note that 
Section 145-603B would also have to be amended.) 
 

9. Roof-top solar panels should be added as an accessory use.   

C, Commercial (Section 145-406) 
1. Manufacturing, repair, processing, etc. are listed as permitted uses, but are required to meet the 

environmental performance standards.  The way the Ordinance is written would classify any 
deviation from the environmental performance standards as a “C” or bulk variance.  The Sub-
committee believes this should be amended to a conditional use, where a deviation from the 
performance standards would trigger a “D” variance. 
 

2. Child care programs are permitted as an accessory use in this zone.  However, the Ordinance 
specifically exempts them from all local zoning restrictions.  Like all other uses, this use should 
have to abide by yard setbacks, height, and coverage.  The text should be amended accordingly.   
 

3. Subsection E contains bulk standards.  The height in the code does not match the height in the 
Schedule at the beginning of the code. This discrepancy must be eliminated. 
 

4. Roof-top solar panels should be added as an accessory use.   

ROM, Research/Office/Manufacturing (Section 145-407) 
1. Child care programs are permitted as an accessory use in this zone.  However, the Ordinance 

specifically exempts them from all local zoning restrictions.  Like all other uses, this use should 
have to abide by yard setbacks, height, and coverage.  The text should be amended accordingly.   
 

2. Roof-top solar panels should be added as an accessory use.   

G, Permanently Dedicated Open Space (Section 145-408) 
1. Lands within this zone also include State Parks, privately-held properties, land owned by NJDEP, 

HOA common space, etc.  The list of permitted uses should be amended to reflect these other 
uses.  Additionally, the name of the zone should be modified to “government” or “open space” as 
many of these other properties are not dedicated open space. 
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Special Regulations for Conditional Uses (Section 145-409) 
1. Subsection E and F requires frontage on a primary municipal road.  There is no definition of 

primary municipal road within Chapter 145.  The requirement for primary municipal road frontage 
should be removed. 
 

2. Museums, art galleries and libraries are listed as a conditional use in this section.  However, no 
zone lists these uses as conditional.  This discrepancy should be eliminated. 
 

3. Subsection I concerns the standards related to bed and breakfasts. This has been a use highly 
desired by the Borough.  However, we see some limitations to the current conditions.  We 
recommend the following: 
 Remove the minimum lot area.  The use should have to conform the zone’s lot area. 
 Remove item (4) regarding future conversions. 

 
4. Subsection K concerns accessory apartments.  As noted above, this was not a requirement of the 

Borough’s Settlement Agreement and should be eliminated. 
 

Lighting (Section 145-804) 
1. There is no limit for lighting along a property line.  For example, a mixed-use building is approved 

in the downtown area adjacent to a single-family home.  There is no limit on the amount of lighting 
that can trespass the property line.  We would recommend a maximum footcandle of 0.5 at the 
property line. 

 

New Technologies & Uses 
There are five new technologies and/or uses that have emerged since the 2004 Reexamination Report. 
They include solar, wind, digital signs, short-term rentals, and recreational marijuana.  These topics are 
examined in the following sections. 

Solar 
Chapter 145 is silent regarding solar as a permitted principal or accessory use within the Borough.  If a 
homeowner seeks to install solar panels on their roof this should be a permitted accessory use.  Moreover, 
it should be noted that the Municipal Land Use Law lists solar facilities/structures as inherently beneficial 
uses.  It is recommended that the Ordinance be amended to permit roof-mounted solar panels as an 
accessory use within High Bridge and ground-mounted arrays as conditional uses on larger lots, limited to 
the R-1 Zone. 

Wind 
Chapter 145 does not address wind energy as a permitted principal or accessory use.  Similar to solar, the 
Municipal Land Use Law identifies wind energy systems as inherently beneficial uses.  However, wind 
energy systems have the potential for greater visual impact, and there are some studies that suggest there 
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are noise impacts.  The Sub-committee has expressed concern regarding potential impacts and believes 
further research should be done before the Borough makes any decisions. 

Digital Signs 
Chapter 145 is silent on digital signs.  Therefore, it is unclear if they are permitted or prohibited.  The Sub-
committee recommends permitting digital “open” signs only. 

Short-term Rentals 
Websites like Airbnb, Home Away, etc. have created the ability for homeowners to rent rooms or their 
entire house on a daily, weekly, or monthly basis.  As of October 25, 2019, there were two homes listed 
on Airbnb.com.  Both homes offered private rooms, not the entire house.  However, the same search on 
January 12, 2021 revealed no short-term rentals within the Borough.  No complaints have been received 
by Borough Hall, therefore, this use is not a concern at this time. 

Recreational Marijuana 
Recreational marijuana was legalized via voter referendum in the fall of 2020.  The Borough should discuss 
what they want to do in response to the legalization.     

Year-End Zoning Board Reports 
To determine if there are any issues with the Land Use and Development Ordinance, this office requested 
the year-end Zoning Board reports from 2012 to 2018.  This type of multi-year review provides a snapshot 
of the types of applications filed before High Bridge’s combined board and what relief the board granted.  
This review typically assists in determining if there are any patterns in the type of variances requested or 
planning issues. 

We were provided reports from 2016, 2017, and 2018.  A review of those reports does not reveal any 
pattern in the type of variances requested. 
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VI. Redevelopment Plan Recommendations 
The entire Borough is an Area in Need of Rehabilitation.  The only Area in Need of Redevelopment is Block 
24, Lot 16, known as 100 West Main Street.  The property was designated An Area in Need of 
Redevelopment with Condemnation in 2016.   A Redevelopment Plan was initially adopted on May 21, 
2018 and was then amended on May 24, 2018.  The Borough is open to increasing the density on the site, 
which is currently 8 units per acre, to spur interest in the idle site. 

A potential area where a Redevelopment Plan could prove beneficial is Union Avenue, Central Avenue, 
and Hart Street.  These streets lie on the opposite side of the railroad tracks from the “downtown” of High 
Bridge.  Homes along these streets include single-family detached, duplexes, and single-family homes 
converted to two- and three-unit structures.   

Finally, to aid in enhancing and upgrading the High Bridge Hills Golf Club, a Redevelopment Plan may be 
advantageous.  This document would rely on the Borough-wide Rehabilitation Designation. 
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VII. Electric Vehicle Infrastructure Recommendations 
There was one electric vehicle charging station behind Mrs. Riley’s Public House (located along Main 
Street), but there was a fire at the site on March 4, 2020.  Therefore, it is unknown if the station is still 
functional.  The Borough is open to the installation of additional charging stations within the municipality 
and has discussed installing a charging station at the Commons.  High Bridge is amenable to homeowners 
and businesses installing charging stations on private property provided all bulk parameters are met.   High 
Bridge does not believe it is necessary to draft an ordinance to address charging stations at this time.  Each 
facility should be reviewed and handled on a case-by-case basis. 
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Endnotes: 

 
1 SDPR means State Development and Redevelopment Plan. 
2 https://www.highlands.state.nj.us/njhighlands/gis/interactive_map/index.html#/-
74.89234/40.66055/9, accessed January 12, 2021. 
3 https://www.state.nj.us/dca/affiliates/coah/regulations/highlands/mou.pdf, accessed April 12, 2020. 
4https://apps.njtpa.org/plan2045/docs/Demographic%20Appendix.pdf   
5 https://www.state.nj.us/transportation/eng/completestreets/pdf/NJCS_DesignGuide.pdf, accessed 
August 12, 2019.  
6 https://www.state.nj.us/transportation/eng/completestreets/pdf/CS_Model_Policy_2019.pdf, 
accessed August 12, 2019, page 2. 
7 https://www.state.nj.us/transportation/eng/completestreets/pdf/CS_Model_Policy_2019.pdf, 
accessed August 12, 2019, page 5. 
8 https://www.nj.gov/emp/docs/pdf/2011_Final_Energy_Master_Plan.pdf, page 1. 
9 
https://www5.njit.edu/middlestates/sites/middlestates/files/NJ%20State%20Development%20and%20
Redevelopment%20Plan%202011.pdf, page 20, accessed September 23, 2020. 
10 
https://www5.njit.edu/middlestates/sites/middlestates/files/NJ%20State%20Development%20and%20
Redevelopment%20Plan%202011.pdf, pages 28-30, accessed September 23, 2020. 
11 Email from Adam Wisniewski, PE, CME, CFM on September 29, 2020. 
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