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I. INTRODUCTION 
 
a. Statutory Requirements of a Master Plan Reexamination 
 
Under the New Jersey Municipal Land Use Law (N.J.S.A. 40:55D-89), Periodic Examination, “the 
Governing Body shall, at least every 10 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 examination, a copy of which report and resolution shall 
be sent to the County Planning Board”. 
 
The reexamination report statute requires a multi-step process that must be adhered to in order for 
the municipal governing body and planning board to exercise these powers lawfully. This 
reexamination of the Borough of Peapack Gladstone Master Plan conforms to the requirements of 
the 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 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.  
 
C. The extent to which there have been significant changes in the assumptions, 

policies and objectives forming the basis for the master 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", N.J.S.A. 40A:12A-1 et al., 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.  

 
The purpose of a Master Plan Reexamination Report, prepared in accordance with the MLUL, is to 
periodically reexamine the master plan, zoning, and land development regulations of a municipality 
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to determine whether they continue to address the development goals and objectives of the 
municipality and to provide recommendations that will address proposed changes in development 
goals, the impact of development within the municipality and the impact of planning and 
development regulations by the County, the State of New Jersey, and the Federal government. 
 
The last comprehensive Master Plan for the Borough was adopted on December 18, 1996, and 
was amended on February 3, 1999. Thereafter, the Master Plan was amended and updated with 
various elements – including a combined Conservation and Recreation Plan Element on May 1, 
2002; a Master Plan Reexamination Report and Land Use Plan Update adopted on February 16, 
2005 and a supplemental report to that document on February 16, 2005; a Housing Element and 
Fair Share Plan on November 20, 2008 and an addendum on August 24, 2009; a Comprehensive 
Farmland Preservation Plan Update in 2010; an Open Space and Recreation Plan update in 2011; 
a Reexamination Report on October 16, 2014 that was later amended on January 29, 2015; a  
Farmland Preservation Plan Element adopted in 2022; and a Master Plan Reexamination Report 
in February 2025. The Borough adopted a Third Round Housing Element and Fair Share Plan in 
2018 and readopted it on August 19, 2020. The Borough adopted a Fourth Round Housing Element 
and Fair Share Plan in May 2025, which was amended in February 2026. The below focuses on a 
review the last comprehensive Master Plan and most recent Master Plan Reexamination Reports. 
 
Since the time of adoption of the last comprehensive Master Plan, the assumptions, policies, and 
objectives upon which the Master Plan is based have changed by virtue of: a) the enactment of the 
Highlands Water Protection and Planning Act (“Highlands Act,” N.J.S.A. 13:20-1 et seq.) by the 
State Legislature on August 10, 2004; b) the adoption of the Highlands Regional Master Plan by 
the Highlands Water Protection and Planning Council (“Highlands Council”) on July 17, 2008, which 
became effective on September 8, 2008; c) the authorization within the Highlands Act for voluntary 
municipal Master Plan and regulatory conformance with the Highlands Regional Master Plan with 
respect to lands located within the Highlands Planning Area; and d) the affirmative decision of the 
Borough of Peapack & Gladstone Governing Body to conform to the Highlands Regional Master 
Plan for municipal lands located in the Planning Area, as set forth by Resolution 107-24 adopted 
on June 6, 2024.  
 
Accordingly, the Planning Board has reexamined the Municipal Master Plan and development 
regulations to determine the specific changes necessary to achieve consistency with the Highlands 
Regional Master Plan and thereby, to incorporate the specific changes in State policies, goals, and 
objectives as set forth by the Highlands Act. It is the intent of this Report to identify the specific 
revisions needed to bring the Municipal Master Plan and development regulations into conformance 
with the Highlands Regional Master Plan. 
 
II. MAJOR PROBLEMS, GOALS, AND OBJECTIVES OF THE PRIOR MASTER PLAN 

DOCUMENTS 
 
The last comprehensive Master Plan for the Borough was adopted on December 18, 1996, and 
was amended on February 3, 1999. The below focuses on a review the last comprehensive Master 
Plan and most recent Master Plan Reexamination Reports. 
 
i.  1996 Borough of Peapack Gladstone Comprehensive Master Plan and 2005 Reexam Report 
 
The comprehensive Master Plan document of Peapack Gladstone was adopted by the Land Use 
Board on December 18, 1996. The 1996 Master Plan contains the following elements as required 
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or permitted in accordance with N.J.S.A. 40:550-28 of the Municipal Land Use Law:  
 

- Statement of Objectives, Principles, Assumptions, Policies and Standards;  
- Land Use Plan Element; 
- Circulation Plan Element;  
- Utility Plan Element; 
- Conservation Plan Element; 
- Historic Preservation Plan Element;  
- Recycling Plan Element; and  
- Statement indicating the compatibility of the Borough's Plan with the plans of other 

jurisdictions. 
 
The 1996 Master Plan was amended on February 3, 1999 to include some relatively minor 
modifications and changes which emanated from the public hearing process on the 1996 Master 
Plan. The 1996 Master Plan set forth the following “Goals and Objectives” for the master planning 
of the Borough. 
 

1.  To protect the low-density rural character of the Borough in appropriate areas. 
2.  To preserve the high quality scenic and historic character of the Villages of Peapack 

Gladstone. 
3. To narrowly limit the areas of higher density, residential development (one acre or less) 

in areas appropriate for such development. To protect the low-density areas from 
suburban intrusion. 

4.  To protect the low density areas from suburbanintrusion 
5. To discourage infrastructure extension into and through areas intended for large lot 

development. 
6. To adopt design and siting standards to protect the Borough's historic and rural 

character. 
7. To maintain a stable tax base. 
8. To meet the Borough's affordable housing obligations. 
9. To address the Borough's recreation and open space needs. 
10. To incorporate environmental performance standards (e.g.steep slopes, limestone, etc.) 

into the Borough Land Development Ordinance. 
11. To provide flexibility in development design standards to specifically encourage very 

low density development. 
12. To discourage the establishment of a conventional road network in areas where access 

is problematic. 
13. To assure development in the Villages is at a size and scale consistent with the existing 

Village character. 
14. To carefully review the Village zoning standards. 
15. To avoid retail development along the Route 206 corridor. 
16. To review the Borough zoning as it relates to large scale quasi-public use. 
17. To preserve the scenic and rural character of designated roadway corridors in the 

Borough. 
18. To review the standards of the Limestone Ordinance. 
19.  To evaluate the zoning standards associated with home occupations. 
20. To incorporate design standards which will mitigate against development impacts. 
21.  To conserve the Borough's natural resources by planning the location and intensity of 

growth to maintain the capacities of natural resource systems. 
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22. To protect environmentally sensitive areas, which are defined in the Borough's natural 
resource inventories, by planning for growth in compact forms at locations and 
intensities of use that protect land and water quality. 

23.  To conserve and enhance open space by identifying these resources and using 
preservation, conservation and regulatory programs and other methods to guide 
growth in locations to protect them 

24. To preserve the integrity of large contiguous tracts of forests and grasslands. 
25. To identify and protect scenic corridors by use of easement purchases, transfer of 

development rights and other effective mechanisms. 
26. To protect air quality, promote alternate modes of transportation and support efficient 

transportation systems. 
27. To protect and conserve the Borough's water resources and establish and maintain 

vegetated buffers along streams, wetlands and ponds 
28. To inventory and maintain mature shade trees along main thoroughfares and provide 

for new plantings to ensure a proper inventory 
 
In addition to the 28 goals set forth by the 1996 Master Plan, an additional 2 goals (#29 & #30) 
were added as part of the 2005 "Reexamination Report". 
 

29. All lighting of residential and nonresidential properties shall be minimal for safety and 
security purposes, shall be directed downward with no lateral or upward glare and, to 
the extent possible, should be located so as to be screened by structures and/or 
landscaping from the view of any residence. 

30. Because of the topography of the Borough and the concentration of residential 
dwellings, noise can be a pronounced nuisance. Therefore, nonfarm machinery 
producing excessive noise, and noise producing vehicles which are not permitted on 
public roadways, such as, but not limited to, dirt bikes and helicopters, shall be 
prohibited within one-half (1/2) mile of any residential dwelling and any residential 
zoning district, from any direction. Additionally, any outside gathering of people for 
recreational and/or other purposes not directly associated with a residential dwelling 
unit should be prohibited unless specifically sanctioned by the Borough of Peapack and 
Gladstone and, when permitted, such activities should only be permitted during daytime 
hours, with additional restrictions as may be appropriate. 

 
ii. 2015 Master Plan Reexamination Report 
 
The Borough Land Use Board adopted a Master Plan Re-examination Report (MPRE) on January 
29, 2015.  
 
The 2015 MPRE provided a thorough evaluation of all existing goals, and made recommendations 
on rewording or how to modify the goals to be more effective. All of these master plan goals 
support a low growth policy that is directly related to the Borough’s critical environmental attributes 
and the desire to maintain the rural and agricultural character of the community.  
 
More specifically, it recommended certain modifications to the Master Plan goals and objectives as 
follows: 
 

1.  Modify goal and objective #15 from “To avoid retail development along the Route 
206 corridor” to read: “15. To avoid large scale retail development along the Route 
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206 corridor.”  
 
2. Modify goal and objective #25 from “To identify and protect scenic corridors by 

use of easement purchases, transfer of development rights and other effective 
mechanisms” to read: “25. To identify and protect scenic corridors by use of easement 
purchases and other effective mechanisms.” 

 
3. Modify goal and objective #26 from “To protect air quality, promote alternate 

modes of transportation and support efficient transportation systems" to read: “26. 
To protect air quality and promote alternate modes of transportation such as walking 
and bicycling, to promote the appropriate installation on local roads of traffic calming 
devices such as 3-way stop signs and speed tables to slow traffic and discourage non 
local traffic, and to encourage the New Jersey State Department of Transportation to 
investigate and, where appropriate, implement improvements to the intersections along 
U.S. Route 206.” 

 
Finally, the 2015 MPRE recommended the addition of 3 additional Master Plan goals and objectives 
as follows: 
 

1. Add a new goal and objective #31 to read: “31. To promote the safe, effective and 
efficient use of renewable energy sources with reasonable limitations and design 
parameters to protect the quality of life of the residents of Peapack and Gladstone and 
to lessen adverse impacts such as noise and unsightly visual landscapes”. 

 
2. Add a new goal and objective #32 to read: “32. To encourage upgraded standards 

for the construction of buildings on lands potentially subject to natural environmental 
disruptions, and upgraded preparedness for such natural adversities and also for 
manmade adversities.” 

 
3. Add a new goal and objective #33 to read: “33. To encourage the synergistic goal 

of altogether promoting socially, fiscally and environmentally responsible development 
that creates a community meeting present needs without compromising the ability of 
future generations to meet their own needs.”  

 
iii. 2026 Master Plan Reexamination Report 
 
The 2026 Master Plan Reexamination Report provided an overview of updates to state, local, and 
regional policies in the last decade since the 2015 MPRE was adopted, and largely focused on the 
Borough’s Fourth Round affordable housing obligation and land use recommendations related to 
the Fourth Round Housing Element and Fair Share Plan. 
 
III. EXTENT TO WHICH PROBLEMS AND OBJECTIVES HAVE BEEN REDUCED OR INCREASED 
 
The Highlands Water Protection and Planning Act (“Highlands Act,” N.J.S.A. 13:20-1 et seq.) was 
enacted by the State Legislature on August 10, 2004 for the purpose of protecting, enhancing, and 
restoring the natural resources of the New Jersey Highlands Region, in particular the water 
resources, which provide drinking water to over 5 million New Jersey residents. The Highlands Act 
created the Highlands Water Protection and Planning Council (the “Highlands Council”) and 
charged it with crafting a comprehensive master plan for the New Jersey Highlands Region. 
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Thereafter, the Highlands Regional Master Plan was adopted by the Highlands Council through the 
adoption of Resolution 2008-27 on July 17, 2008, and became effective on September 8, 2008 
as the product of a long-term, participatory, and region-wide planning effort. 
 
Section 15 of the Highlands Act provides for voluntary Plan Conformance where any municipality 
located wholly or partially in the Planning Area may at any time voluntarily revise and conform its 
local master plan and development regulations, as related to the development and use of land in 
the Planning Area, with the goals, requirements and provisions of the Regional Master Plan. The 
Borough Council of the Borough of Peapack & Gladstone has, on behalf of the municipality, 
petitioned the Highlands Council for Plan Conformance with respect to the Borough lands located 
within the Planning Area portion of the Highlands Region. On June 6, 2024 the Borough of Peapack 
& Gladstone Council held a public meeting at which it held a public hearing on conformance with 
the Regional Master Plan and adopted Resolution No. 107-24 petitioning the Highlands Council for 
approval of its Petition for Plan Conformance, prepared with respect to the Planning Area. On 
September 23, 2025, the Borough of Peapack & Gladstone Council adopted Resolution 164-25, 
formally submitting its Petition for Plan Conformance to the Highlands Council.  The Petition filed 
with the Highlands Council contained proposed amendments to the municipal planning program, 
including amendments to the Environmental Resource Inventory, Master Plan, and Land Use 
Ordinance, which together are intended to achieve conformance with the Regional Master Plan and 
provide immediate protections to vital Highlands Resources located within the Borough of Peapack 
& Gladstone. 
 
On January 15, 2026, during a duly-noticed public hearing and following receipt of public 
comment and public deliberation, the Highlands Council approved the Municipality’s Petition for 
Plan Conformance and formalized such approval through the adoption of Highlands Council 
Resolution No. 2026-04. 
 
IV. EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES IN ASSUMPTIONS, 

POLICIES, AND OBJECTIVES 
 
Since the adoption of the Municipal Master Plan on December 28, 1996 and subsequent 
amendments in 1999 and thereafter, the passage of the Highlands Act, adoption of the Regional 
Master Plan by the Highlands Council, and the adoption by the Governing Body of its resolution to 
conform the municipal planning documents to the Regional Master Plan, have significantly altered 
and increased the objectives that must be addressed in the Municipal Master Plan, including but not 
limited to incorporating a variety of Highlands Resource protections, providing an emphasis on 
infrastructure and environmental carrying capacities, and initiating a substantial modification to the 
methodology to be used in determining permitted densities of development within the municipality. 
 
V. SPECIFIC CHANGES RECOMMENDED TO THE MASTER PLAN AND DEVELOPMENT 

REGULATIONS 
 
The Planning Board recommends that the Borough Master Plan be amended to incorporate the 
provisions of the Regional Master Plan as outlined in the approval by the Highlands Council of the 
Borough of Peapack & Gladstone’s Petition for Plan Conformance (attached as Appendix A). 

The Planning Board recommends that the specific changes, as detailed in the document titled 
“Ordinance for Highlands Council Plan Conformance” approved by the Highlands Council as part 
of the Municipality’s Petition for Plan Conformance (copy attached herewith) be adopted by the 
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Governing Body to implement the objectives, policies and standards as outlined in the Highlands 
Planning Area Element of the Master Plan. 

VI. REDEVELOPMENT AREAS 
 
A Master Plan Reexamination report is required to include recommendations of the Planning 
Board concerning the incorporation of redevelopment plans (adopted pursuant to the Local 
Redevelopment and Housing Law of 1992) into the land use element, and accompanying 
changes, if any, to the development regulations. The Local Redevelopment and Housing Law 
(LRHL) affords municipalities the authority to designate areas “in need of redevelopment,” 
provided they meet specific statutory criteria. The LRHL also enables municipalities to designate 
areas “in need of rehabilitation” in accordance with other criteria. Municipalities may prepare 
and implement redevelopment plans for both redevelopment and rehabilitation areas.  
 
The Borough of Peapack Gladstone has conducted a preliminary investigation of the properties 
located at 219 Main Street & 9-35 Lackawanna Avenue (Block 20, Lot 5 and Block 22, Lot 13), 
otherwise known as the Lackawanna Tract” via an Area in Need of Redevelopment (AINR) Study 
dated August 18, 2021. Ultimately the Borough determined the area qualified as an “area in 
need of rehabilitation” and were designated as such by Council Resolution 97-22. A rehabilitation 
plan was adopted for the area consistent with the statutory requirements of the LRHL. The 
rehabilitation plan provides for mixed use, commercial and residential development within the 
framework of a well-designed and walkable downtown concept that includes an affordable 
housing component. This designation is pending formal NJDCA approval. 
 
At this time the Planning Board makes no findings or recommendations regarding the incorporation 
of redevelopment plans pursuant to the Local Redevelopment and Housing Law, P.L. 11992, c.79 
(C.40A:12A-1 et al.). 

 
VII. RECOMMENDATIONS OF THE LAND USE BOARD CONCERNING LOCATIONS 

APPROPRIATE FOR THE DEVELOPMENT OF PUBLIC ELECTRIC VEHICLE 
INFRASTRUCTURE  

 
A Master Plan Reexamination Report is also required to provide the recommendations of the Land 
Use Board concerning locations appropriate for the development of public electric vehicle 
infrastructure, including but not limited to, commercial districts and, 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. The previous Master Plan Reexamination 
Report, dated February 1, 2026, made specific recommendations as to policy changes and 
potential areas for EVSE charging stations.
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APPROVAL FROM THE HIGHLANDS COUNCIL OF THE BOROUGH OF 
PEAPACK & GLADSTONE’S PETITION FOR PLAN CONFORMANCE 
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