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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)   64.7  Acres
 Duck Hollow Farm (Dittmar)   89.9  Acres
Yellow Brook Farm (Mumford) (Preserved as 
Schanck Farm – Dittmar)

104.1 Acres

McCrane Farm 106.4 Acres
Blackburn Farm    85.6 Acres
Tourelay Farm (Barney)    45.6 Acres
Eastmont Orchards (Barclay)    97.5 Acres
Colts Neck Twp. - Five Point Road    26.5 Acres
Victory Stables (Sessa)    30.1 Acres
Medlin Farm       6.7 Acres
Cooley- Farm       8.3 Acres
Cohen Farm    12.8 Acres
DeGroot/Sindlinger    23.4 Acres
Smith Farm (Closed – Fee Simple)    12.8 Acres
Green Fields Farm (not yet closed) 113.1 Acres
Bajcar Farm (application submitted)    16.0 Acres
Beacon Hill Farm (application submitted)    21.0 Acres
Amdur Farm (application submitted)    45.0 Acres
Swan Pond Farm (application submitted)       7.0 Acres
Total Acreage Preserved 917.9 Acres

WHAT’S HAPPENING AROUND TOWN…..

Colts Neck Township continued to be quite busy during the fourth 
quarter of 2005 and early 2006 working with landowners to 
place additional acreage in the State’s Preservation Program.

The Township, working in concert with the County and State, is 
moving forward with the acquisition of the development rights to 
preserve one of the large remaining farms in the township.  
Officials expect to soon close on a contract with the owner of 
Green Fields Farm for the development rights on this 113 acre 
farm and nursery located on Willow Brook Road.

Committeeman James Stuart was quoted as saying “It’s a premier 
horse farm that is far and above the normal worthy of saving”.  He 
also noted “There are very few 100-acre farms left --- it has a great 
location as far as any kind of proximity within the town, very few 
wetlands and prime soils for farming”.  “The town is honored by the 
fact that the owner wants to preserve the farm,” Stuart said.  
“There is a certain feeling of the farmers that enter this program, 
their heart is with the farm -------- this owner is of that genre.”

The acquisition has taken place under the SADC Direct Easement 
Purchase Program where the cost will be shared by the State, 
County and Township.  The State will contribute 53.7%, the County 
will contribute 17.3% and the Township will contribute the 
remaining 25.4%.  Normally, the County does not participate in the 



State Direct Easement Program, but an exception was made in this 
case because of the importance of this acquisition.

Committeewoman Burry said “contributions from the State and 
County are what made this deal possible”.  Burry also said, “since 
Colts Neck announced the preservation of Green Fields Farm, 
other farm owners have expressed interest in participating in the 
program as well.”  

Recent applications include the Bajcar farm, a 28 acre farm that 
has 16 acres in Colts Neck, 11 acres in Howell Township and 1 
acre in Freehold Township; the Beacon Hill farm, a 21 acre farm; 
the Amdur farm, a 45 acre farm; and the Swan Pond Farm, a 7 acre 
farm.  Should all of these successfully close, the Township will 
have successfully preserved more than 900 acres of farmland.  
Beyond these, a number of other potential applicants are expected 
to proceed with applications in the near future.

Why Farmland and Open Space Preservation is Important

There are many reasons why it is important to support farmland 
and open space preservation in a community such as Colts Neck. 
Some of these are:

• to preserve the dwindling acreage of farmland in New 
Jersey,

• to avoid the higher and long-term costs associated with 
development,

• to ensure the health and diversity of animal and plant 
communities,

• To prevent increased flooding caused by additional 
impervious land-cover,

• To help lessen pollution by absorbing contaminants from our 
air and water,

• To maintain New Jersey’s thriving outdoor tourism industry, 
giving places to fish, swim, boat, hunt and hike,

• To preserve our connection with the natural world, and 
• To provide tranquil, noise free islands amid the rush and 

bustle of life.

 Fortunately, Colts Neck has been blessed with government 
leaders and volunteers during the past fifty years who have 
displayed the vision and planning to preserve farming and open 
space while meeting the other various needs of all community 
residents.

Most of us have moved to Colts Neck because we were attracted to 
the rural character of the community.  We love to drive by the 
horse farms, the vegetable farms, the nurseries, the golf courses, 
the reservoir, and the county and municipal parks.  And even 
though some of us complain about the deer, the geese and other 
wild - life, many of us enjoy the fact that they too prefer to live in 
Colts Neck because of our concern for maintaining farming and 
the open space habitat that they find desirable. 



Since we live in New Jersey, the most densely populated state in the 
country, it is especially important that planning for the 
preservation of farms and open space be supported by all of the 
residents of our growing community.  With the growth of the 
population and the economy, farms and open space acreage become 
consumed by commercial and residential development at an 
increasing pace with each passing year.  Since this acreage is a 
limited resource in any community, if some portion is to be 
preserved, it must be done on a timely basis consistent with sound 
planning by the local government in concert with the county 
(MCADB) and the state (SADC).

In order to support farmland and open space preservation, money 
is required at all three levels of government, local, county and 
state.  As noted in previous issues of this bulletin, the state 
typically provides 60% of the funds, the county 24% and the local 
municipality 16%.  Colts Neck has been raising their funds for this 
program with a special tax that began in 1998 and is currently at 
the rate of 2.5 cents per $100.00 valuation.  During the past eight 
years, the township has raised approximately $2,000,000.00.  
Leveraging these monies with the monies provided by the county and 
state, Colts Neck will have preserved close to 900 acres of 
farmland.

In addition to the preserved acreage that is being achieved by this 
program, it is important to note that a parallel program, that has 
been wisely adopted by Colts Neck Township and followed for 
many years by the Colts Neck Planning Board, has preserved 
almost twice as many acres of open space (1745 acres) by imposing 
deed restrictions on residential developments using lot size 
averaging.  The cost of this form of preservation is mostly borne by 
the developers and in turn reflected in the housing costs of the 
affected developments.

While the arguments for and urgency of preserving farms and 
open space are obvious to most of the residents of Colts Neck, 
some may question the timing and level of support because of the 
cost to Colts Neck taxpayers.  This issue has been raised and 
evaluated in a number of New Jersey communities.  A paper, 
prepared by the  Association of New Jersey Environmental 
Commissions, documents the results of studies conducted in 
Mansfield Township, Burlington County; East Amwell Township, 
Hunterdon County; and Washington Township, Morris County, all 
of which concluded that farmland and/or open space 
preservation actually  saves taxpayers money in addition to 
providing the many other quality-of -life benefits for the tax-paying 
residents.

The Mansfield Township study shows that for every $1.00 in taxes 
that a new residential unit generates, it requires $1.48 for 
services.  Conversely, farmland costs $0.27 in services for every 
$1.00 it generates in taxes.  Each new residential unit has a net 
negative fiscal impact of $1,866.00 per year while preservation of 



the same land through the county farmland preservation program 
would result in a one-time cost of $3,000.00.

In a similar study, East Amwell Township found in 1994 that for 
every dollar raised from residential development, it spent $1.12 on 
public services.  For every dollar raised by farm and open space 
land, East Amwell spent 30 cents.  For every dollar raised by 
commercial uses, East Amwell spent 27 cents (33 cents when utility 
and gas line revenue is discounted).

In 1994, Washington Township, Morris County  conducted a 
financial analysis that showed the Township could save money in 
the long run by purchasing the development rights to a large farm 
in the municipality.  Considering only the impacts on the school 
district’s operating budget, and not additional service and capital 
costs that could also result from residential development of the 
tract, the Township found that buying the development rights 
would cost taxpayers less than allowing a new residential 
subdivision to be built there.

The Township’s zoning ordinance would have permitted 300 units of 
small clustered housing on the 720-acre property.  The average 
cost per household to the school district assuming one student per 
home, was $5,568.00.  The average residential property tax, 
excluding county taxes, was $2,172.00.  Given these facts, 
Washington Township concluded:

• The annual cost to the school district would be 
approximately $1,670,400.00 ($5,568 x 300).

• The anticipated revenue would be approximately $651,600.00 
($2,172.00 x 300 homes).

• The annual deficit for the school district budget would be 
$1,018,800.00 ($1,670.400.00 - $651,600.00).

The net cost for the development rights of the 720 acre farm was 
$10,400,000.00.  The public investment for the development rights 
could be offset in less than 15 years by avoiding the higher cost of 
the development.  From then on the town would incur only the 
positive revenue flow from the farmland.  In contrast, the cost of 
services for a residential development would continue forever.  
Purchasing development rights to the farm was also consistent 
with municipal, county and state goals of farmland preservation.

Finally, a Cost of Community Services Study performed by the 
American Farmland Trust reported the following summary 
involving some of Colts Neck’s neighboring Townships :

Twp. Revenue – Twp. Expenditure or costs – Ratios
($ of Revenue : $ of Costs)

 

Community
Residential 

Including Farm 
Houses

Working & Open 
Land



Freehold Twp. 1:1.51 1:0.33
Holmdel Twp. 1:1.38 1:0.66

Middletown Twp. 1:1.14 1:0.36
Upper Freehold 

Twp.
1:1.18 1:0.35

Wall Twp. 1:1.28 1:0.54

In all cases, preserving farmland is a winner verses residential 
development when considering the revenue –to - expenditure ratio.

SADC Farmland Preservation Summit

The SADC sponsored Farmland Preservation Summit was held at 
Cook College, Rutgers University on March 3, 2006.  The summit 
covered areas such as (1) Planned changes to the Farmland 
Preservation Program; (2) Funding Forecast; (3) Planning For 
Agriculture; National Farm Bill Reform; and Right to Farm Issues.  
A few observations from attending that summit are presented in 
this section of the bulletin.

A few statistics regarding New Jersey Agriculture were 
presented by Susan Craft, the Executive Director of the SADC, and 
Tim Brill, SADC Planning Manager, prior to their presentations.  
They included (1) There are 9,924 farms in New Jersey that total 
805,682 acres or 17% of the land area of New Jersey; (2) the 
average farm size is 81 acres and the median farm size is 22 acres; 
(3) 17.8% of New Jersey farmland is preserved; (4) We are losing 
approximately 10,000 acres per year to commercial and residential 
development; and, (5) We are currently preserving farmland at a 
rate in excess of 15000 acres per year.

Planned Changes to the Preservation Program

The goals of the proposed changes are to (1) Reduce the time for 
acquisition; (2) Expend Garden State Preservation Trust (GSPT) 
funds in a timely fashion; (3) Streamline and simplify procedures; (4) 
Reduce redundancy of processing; and, (5) Insure quality of all 
farms preserved.

The proposed changes will require Counties to develop a County-
Wide Planning Incentive Grant (PIG) reflecting the CADB’s 
strategic plans, minimum standards and ranking criteria.  They will 
be able to use SADC funds on any farm included in their PIG and can 
submit applications for SADC approval year round.  The SADC will 
set minimum and maximum funding allocation each year based on: 
program demand; and, funding availability.  They will use relative 
“Best Buy” to allocate remaining funds.  Subsequent years’ funding 
will depend upon expenditure performance.

The Municipal PIG Program will remain in effect, but a three year 



expenditure window will be established and the SADC will require 
review of closing documents prior to closing.  Minimum quality 
standards will be tightened.  For example, farms of < 10 acres will 
be required to produce $2500.00 annual income and have at least 5 
acres of contiguous tillable land.  For farms > 10 acres, the 
tillable land must be at least 50% or 25 acres and the purchase of 
the easement must result in reduction of development potential.

Regarding the State Acquisition Program, the Direct and Fee Simple 
Acquisition Programs will be combined; they will accept and 
process applications year-round, and they will adopt county-
sensitive prioritization criteria.  The SADC will request input from 
and support of CADBs, strategically target and solicit 
applications statewide, insure realistic landowner expectations, 
institute a 120 day commitment letter, and obtain appraisals prior 
to negotiations.  The proposed new minimum quality standards for 
Municipal PIG applications will apply to the State Acquisition 
Program.

Farmland Preservation Funding Forcast

Michael Catania gave a brief presentation on the current status of 
the Garden State Trust Fund and the prospects for refunding it 
under the current tight financial situation at the State level.  
There are currently about $305 million in the fund that is 
projected to be depleted during 2007.  Refunding is expected to be a 
challenge because of budget pressure at the State level, because 
bonding costs for the initial funding of the trust will continue for 
another 22 years, and because there are considerable funds that 
have been allocated by the SADC,but not yet expended at the 
County and Municipal levels.  The net effect of these factors is 
expected to be less funding in the future causing the SADC and the 
County and municipal preservation planners to be more selective 
and insure that farms being preserved meet higher SADC quality 
standards.

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)


