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FORWARD:

The Farmland Preservation and Open Space Committee of Colts 
Neck Township  issues a Semi-Annual Bulletin to improve 
communications between Colts Neck Landowners and the 
Committee.  In the interest of efficiency, the Bulletin will be kept 
brief but will cover topics that the Committee believes will be of 
interest and useful to Colts Neck Landowners.  In addition to 
keeping Landowners apprised of Local, County and State actions, 
issues and options related to the Farmland Preservation Program, 
the Bulletin will cover Farm Bureau Applications and other 
information on Agriculture Programs and farmland use in 
general. Questions should be referred to the above committee 
members.

COLTS NECK FARMLAND PRESERVED TO DATE



Quiet Winter Farm (Thompson)   63  Acres
 Duck Hollow Farm (Dittmar)   90  Acres
Yellow Brook Farm (Mumford) (Preserved as 
Schanck Farm – Dittmar)

101 Acres

McCrane Farm 104 Acres
Blackburn Farm    86 Acres
Tourelay Farm (Barney)    50 Acres
Eastmont Orchards (Barclay) 100 Acres
Colts Neck Twp. Five Points Road    27 Acres
Victory Stables (Sessa)    30 Acres
Medlin Farm       7 Acres
Cooley Farm   8.6 Acres
Cohen Farm   15  Acres
DeGroot/Sindlinger Farm (Note 1)   23 Acres
Smith Property (Note 1)  12.4 Acres
Total Acerage Preserved 717 Acres

Note-1 – 2005 Preservations

WHAT’S HAPPENING AROUND TOWN…..

Colts Neck Township has been quite busy during 2005 working with 
landowners to place additional acreage in the State’s 
Preservation Program.

In an effort to speed up the process to achieve closing on three 
2004 farm preservations, the Township Committee chose to hire its 
own surveyor --- a job typically done by the County – with the 
expectation of getting a reimbursement of at least 75% of the cost 
from the County later.  The three properties include 15 acres off 
Route 34 owned by Michael and Patricia Cohen, of which Colts 
Neck is responsible for $10,800.00 of the total cost of $67,500; a 7 
acre horse farm on Clover Hill Road owned by Jay Medlin and his 
wife, Mariana Pedro, of which the township will pay $89,031.00 of 
$514,500; and, Black Gate Farm, an 8.6 acre poultry and produce 
operation on Conover Road, owned by Justus and Nancy Cooley, of 
which the township will pay $73,800.00 of $459,000.00.

The Township closed on the purchase of the development rights for 
23 A1 zoned acres of the DeGroot/Sindlinger Farm on June 5, 2005 
at a purchase price of $77,000.00 per acre.  The Township has 
bonded this purchase and will in turn apply directly to the State to 
sell these Development rights.  The property, which was part of the 
estate of Helen Kendrick Sindlinger, is located at 350 Route 34 at 
the gateway to the Clover Hill section of the Township, adjacent to 
two other parcels owned by members of the same family.  
Committeewoman Burry noted that the respective owners have 
indicated that they are also interested in selling the development 
rights of their farms.  Should this be accomplished, an additional 
approximately 77 acres would be preserved.



The Township also purchased, on a fee simple basis, the Smith Farm, 
12.4 A1 zoned acres, located at the intersection of Route 34 and 
Laird Road.  A public hearing for a $2,300,000.00 bond ordinance 
to support this purchase was held on June 29, 2005.  This property 
will be preserved by the Township and the Township will be 
reimbursed for the Development Rights from the State.  After this 
has been done, the property may be sold to a private owner or 
leased for commercial farming.

Beyond the above, the Township is working with another landowner 
and the State on an Application to preserve another large (in 
excess of 100 acres) parcel  with the support of the MCADB.

2005 Municipal Budget Apropriation For Open Space

Colts Neck Township has appropriated $341,455.00,raised by the 
Open Space Tax, to Open Space and Farmland  Preservation in its 
2005 Municipal Budget.  In the case of Farmland Preservation, the 
State typically pays 60% of the cost; the County pays 24%; and, the 
Township pays the remaining 16%.

MCADB Policy For Proposed New Uses On Preserved Farmland 

On August 3, 2005, the Monmouth County Agricultural 
Development Board (MCADB) approved a new policy to provide 
advice and guidance to landowners contemplating significant new 
uses on their preserved farmland.  The objective is to provide 
owners or potential owners of preserved farmland with guidance 
on whether their proposed new use(s) would be in compliance with 
the MCADB’s Deed of Easment.

This procedure will not apply to requests for agricultural labor 
housing, requests for reconstruction of an existing residence, 
requests for agricultural subdivision of preserved farmland or 
requests to exercise Residual Dwelling Site Opportunities (RDSO), 
all of which are covered under separate policies.

POLICY

An owner or potential buyer of permanently deed-restricted 
farmland who wishes to commence new agricultural activities may 
request that the MCADB review the proposed activities to 
determine whether they would not violate and would otherwise 
comply with the Deed of Easement.

A – Application Process

The owner(s) of record or legally authorized person(s) shall 
apply to the Board.  The owner shall submit a letter 
explaining in detail the proposed new use(s) and a site plan as 
described in Schedule A below.

B – MCADB Review



Upon receipt of the information requested in Section A, the 
MCADB will undertake the following:

1. Ensure the completeness of the Application.
2. Provide the owners with the opportunity to present 

their Application to the Board at a regularly scheduled 
monthly meeting.

3. Render a decision in the form of a resolution or letter.

C – MCADB Decision

The MCADB shall notify the applicant in writing of its 
decision.  If the request is denied, an explanation for the 
denial will be provided.

1. The MCADB reserves the right to request any other 
information it deems necessary.

2. To grant approval, the MCADB must find that the 
proposed new use(s) would not violate and would 
otherwise comply with the Deed of Easement.

3. MCADB approval does not relieve the applicant of the 
need to comply with any applicable requirements of 
other government agencies.

D – Costs and Fees

All costs associated with the new use(s), including but not 
limited to the site plan, shall be borne by the applicant.

Schedule A

A site plan must be submitted to the Monmouth County Agriculture 
Development Board.  The site plan does not have to be prepared by 
an engineer as long as all of the requested information is provided 
and the plan is rendered to scale.  The site plan must include the 
following details:

1. Structures: Show the square footage and location of all 
existing and proposed structures on the farm.  Describe the uses 
of all of the existing and proposed structures.

2. Driveways and Parking Areas:  Show location, driveway width(if 
applicable), and parking lot dimensions and note the number of 
parking spaces.  Distinguish between parking spaces for trailers 
and cars if relevant.

3. Wetlands and Wooded Areas:  Show the location of existing 
wetlands, streams, water bodies and wooded areas.  This 
information may be based on NJDEP maps or geographic 
information system (GIS) layers, a survey by a qualified 
professional, a wetlands assessment by a qualified 
professional, or a Letter of Interpretation from the NJDEP.  
MCADB staff can assist the landowner by providing GIS maps or 
a copy of the original survey.



Revised Planning Incentive Grant Easement Purchase Option 
Agreement and Contract 

The revised Option Agreement and Contract forms include the 
following changes:

1. The updated forms establish a mandatory two (2) year waiting 
period for reapplication and $5,000.00 refundable 
application fee should any landowner reject an offer or fail 
to close for ‘good cause’ after making an offer to sell.

2. In the event the Seller fails or refuses to close on the sale 
without ‘good cause’ following the Monmouth County 
Agriculture Development Board’s giving of notice to the 
Seller making time of the essence, or in the event the Seller 
is/are unable to convey an easement which is insurable at 
regular rates and not subject to any exceptions which, in the 
exercise of their reasonable discretion, are unacceptable to 
the Board and/or the State Agriculture Development 
Committee, then in addition to all other rights held by the 
Board, the Board shall be entitled to reimbursement of its 
appraisal and survey expenses actually incurred, or which 
the Board or County has a legal obligation to pay.   For 
purposes of this contract, ‘good cause’ shall mean any bona 
fide dispute between the Board and Seller concerning the 
quantity of land in respect of which the easement is to be 
granted, provided that the quantity of land in dispute is 
material (i.e., eight percent (8%) or more of the acreage 
stated in the Contract for sale), not including area 
attributable to the “negative adjustments” stated in the 
Contract for Sale.  In recognition of the reduced size of 
many Planning Incentive Grant  parcels, the threshold for 
the ability to claim ‘good cause’ (and avoid responsibility for 
County survey and title costs) concerning the difference 
between the quantity of land noted in the contract and 
identified in the survey has been increased from 5% to 8%. 

Draft Recommendations of the SADC Process Review 
Committee

In January of 2005, the State Agriculture Development Committee 
appointed the Process Review Committee to assess the Farmland 
Preservation Program in its entirety in order to streamline and 
simplify its regulatory and administrative procedures.  This move 
was based on an observation that the program needed to increase 
the speed at which farms are preserved throughout the program in 
order to keep pace with mounting development pressure, and 
expend preservation funds in a timely manner.

The two aspects of the Farmland Preservation Program proposed 
to change most significantly are the County Easement Purchase 
Program (CEP) and the State Acquisition Program (both SADC 
Direct Easement purchases and Fee Simple acquisitions).



Under the CEP it is proposed that counties adopt comprehensive 
farmland preservation plans, including minimum farm criteria and 
objective ranking criteria, and seek SADC funding that can then be 
used to preserve any farm eligible under the county’s farmland 
preservation plan.  This would remove the need for the SADC to re-
rank applications at the state level, and instead provide funding 
for preservation of farms based on local, county-based selection 
criteria.  The proposal calls for allocating $2.0 million to each 
county in the first year of the program, and allowing counties to 
compete for the remaining funds available on a “first come, first 
serve” basis as their ability to close acquisitions warrants.  The 
maximum amount of funding available to any county in any one 
funding year is $8.0 million.  This funding structure will provide 
every county with the security of some SADC funding every year, 
but will stimulate competition among the counties to spend down 
SADC funding on targeted farms as expeditiously as possible.

Under the State Acquisition Programs, it is proposed that the SADC 
strategically target, solicit and pursue farmland preservation 
applications in order to assure the most important farmland in 
each county is preserved.  Further, it is recommended that the 
SADC conduct property appraisals prior to entering into 
contracts with landowners to insure a negotiation process that is 
fair to both the state’s taxpayers and affected landowners.

Cumulatively, these proposed changes are expected to 
dramatically decrease unnecessary and duplicative administrative 
processes, thereby making the program more “user-friendly” and 
efficient.

A third area of proposed changes deals with minimum quality 
standards for parcels being considered for preservation.  The 
Process Committee strongly recommends that the SADC establish 
minimum standards for the purchase of a development easement on 
any farm in the program.  This would provide more quality 
consistency between programs and ensure that the SADC would be 
willing to participate in funding the purchase of a development 
easement on the farm in advance of application solicitation.  The 
SADC believes that in general, the smaller a farm is, the more 
important it is to insure that the farm possesses the qualities 
necessary to support agricultural viability.

These proposed changes are currently being reviewed by the 
MCADB and municipal governments of the county, and comments 
will be forwarded to the SADC.  The SADC is expected to adopt the 
changes in early 2006.

Agri-tourism Agricultural Management Practice (AMP) Draft

The State Agriculture Development Committee (SADC) has 
developed a new draft of the Agri-tourism Agricultural 
Management Practice (AMP).  The draft is currently being reviewed 



by County and Municipal Committees.

Summary

To receive the protections of the Right to Farm Act, a commercial 
farm operation has to comply with agricultural management 
practices (AMPs) promulgated by the SADC (or, in the absence of 
promulgated AMPs, with generally accepted agricultural 
practices).  The SADC, in conjunction with Rutgers University, has 
drafted an Agritourism AMP to serve as guidance for county 
agriculture development Boards (CADBs) and the SADC.  Cadbs and 
the SADC will rely upon this AMP when determining whether an 
agritourism activity is entitled to the protections of the Act.

USEFUL  INTERNET LINKS

The following are selected Internet Links that are provided here 
to assist Colts Neck Landowners desiring access to additional 
information relating to Farmland Preservation and other 
agricultural issues:

State Agriculture Development Committee (SADC) – http://
www.state.nj.us/agriculture/sadc/sadc.htm

NJ Farm Bureau – http://www.njfb.org/

The following link will provide access to the Blood-Horse 
Magazine article of July 19, 2003 by Leigh McKee and Doug Ford 
entitled “Disposition of Development Rights”.  The article provides 
examples of conservation easements and illustrates the 
associated income tax consequences.  The link to this article is:
http://ownership.bloodhorse.com/viewstory.asp?id=17933 

The Blood-Horse article also refers to Web sites that provide 
additional information to assist in proper planning early in the 
conservation easement process to maximize the tax benefits.  These 
are:

The American Farmland Trust’s Web site (www.farmlandinfo.org), 
and

The Nature Conservancy’s Web Site (www.nature.org)


