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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.

WHAT’S HAPPENING AROUND TOWN…..?

Dearth of Preservation Applications

The number of preserved farms and acreage in Colts Neck remains at 18 
and 879.48 respectively, since no Applications have been closed since the 
last issue of this Bulletin.
The Committee continues to work with a number of Colts Neck landowners 
who have expressed an interest in Farmland Preservation, but have not yet 
decided to proceed.  Key factors contributing to the current dearth of 
Preservation Applications is the depressed real estate market related to 
the recession and the tight budget at all levels of government.  However, 



as noted in the section below reporting on the State Agriculture 
Development Committee (SADC) activities, the state is finding funds to 
preserve large farms at the current time.

Public Question No. 1

On an optimistic note, Public Question No. 1 was approved by the voters of 
New Jersey on November 3, 2009 by a narrow margin 51% to 49% vote.  The 
approval of this question gives the state of New Jersey approval to issue 
$400 million in General Obligation Bonds to give the state’s preservation 
programs money for new projects in Fiscal Year 2011 (which begins on 
July 1, 2010).  

These bonds will be issued as the cash is needed to fund approved 
conservation, historic preservation or park development projects.  As the 
bonds are issued, debt service payments will have to be made to pay off the 
bonds plus interest --- as is the case with all loans, mortgages and other 
state bond issues.

The $400 million will be allocated as follows:

• $218 million – DEP Office of Green Acres to preserve natural 
lands, refuges, watersheds, and to acquire and improve 
recreational parks and sports fields.

• $146 million – State Agriculture Development Committee to 
preserve private farmland by the purchase of development 
rights.

• $24 million – DEP to acquire homes and properties in flood-
prone areas of the Delaware River, Raritan River and Passaic 
River and their tributaries.

• $12 million – New Jersey Historic Trust to provide grants for 
the rehabilitation or restoration of historic buildings, 
structures and grounds.

The Green Acres Program, Farmland Preservation Program and New 
Jersey Historic Trust are the traditional components of the Garden State 
Preservation Trust.  All three programs have appropriations for FY2010 
arising from the November 2007 voter referendum for $400 million.

Public Question No. 1 proposes to continue funds for these three 
programs for Fiscal Year 2011 and then also for Fiscal Year 2012.  The 
three programs will receive $376 million of the $400 million in Public 
Question No. 1.

Why Public Question No. 1 Deserves Stronger Support by the 
Taxpayers

IN THE Winter/Spring 2009 issue of the Bulletin, we discussed how saving 
farmland saves money and reduces future costs for Colts Neck taxpayers.  
In view of the close margin by which Question No. 1 passed in the November 
3, 2009 election, the Committee felt that the public needs to be reminded 
of these savings again.

ALSO MENTIONED IN THE Winter/Spring 2009 issue of the Bulletin was 
the acres of Deed Restricted land that has been preserved by the 
Township that totals 1728 acres.  When this is combined with the 897 
acres of land that has been preserved by the Farmland Preservation 



Committee, we have 2625 acres of land that is removed from the 
Residential Development Market.

If we were to assume that the Township had never adopted the 10 Acre  
Zoning many years ago, the 1728 acres of deed restricted land would have 
mostly been used for building lots.  Assuming 2 Acre Zoning, a 100 acre 
parcel would have generated 30 to 40 building lots depending upon wet 
areas, street requirements, etc. versus the 10 that resulted from 10 Acre 
Zoning.  Hence, one could conservatively assume that the Township’s 10 
Acre Zoning policy has reduced the number of housing units in Colts Neck 
by 25 X 17 = 425 units.

Considering the impact of Farmland Preservation, one can conservatively 
assume that the land preserved in the 10 Acre Zone (approximately 830 
acres) has saved 83 housing units and the 63 acres preserved in the A1 
Zone has saved 32 housing units for a total of 115 housing units.

If we combine these totals (540 Housing Units) and add the COAH 
requirements (25%), we have a grand total of 675 housing units that have 
been avoided by the Township’s Open Space and Farmland Preservation 
policies to date.

As we all know, each housing unit imposes costs on the community over time 
for education of children, Police, Fire, First Aid, Clean-Up, Street 
Maintenance, Recreation, Administration, etc.

In order to quantify the cost of a housing unit over time in Colts Neck, the 
Committee considered only the estimated cost of education.  The other 
costs mentioned above can approach 30% of the total cost including 
education.

The table below summarizes the estimated education expenses associated 
with a residential housing unit in Colts Neck by calculating the 
Discounted Present Value of Future Anticipated Expenses.  This may be 
expressed as follows:
 

DPV = ∑ (n=1 ….. n=15)*FAE*n(1+i)power n/(1+d)power n 

The assumptions used in this analysis are as follows:

1. d = Discount Rate = 5%
2. The average housing unit will have two school age children.
3. The annual cost to educate a child will be $15,000.00 starting in 

2010 and will increase at the rate of 3% per year thereafter due to 
inflation (i).

4. n = the number of years from January 1, 2010 until the year school 
expenses are incurred.

5. The present date in the study is assumed to be January 1, 2010.
6. Only school expenses have been considered.
7. The study period runs from 2010 to 2025.
8. The study ignores private school participation.
9. Capital costs need for any school expansion are assumed to be 

absorbed in the per student cost.

It should be understood that the assumptions used in this analysis are 
“ball-park” and can be adjusted.  (It should be further noted that the 
reported total cost per pupil in the Colts Neck Elementary School System 
by the NJ School Report Card Data Base for the year 2006-2007 was 



$13,375.00).   It therefore appeared reasonable to assume a cost of 
$15,000.00 by the 2010-2011 school - year.
The table shows that introducing new housing units in Colts Neck can be 
expected to generate the need for major increases in property taxes 
simply to support the Education requirements.  Hence, the Township needs 
to continue to promote farmland and open-space preservation; and, the 
taxpayers of Colts Neck need to appreciate the associated property tax 
savings that are generated by the Open Space and Farmland Preservation 
policies of the Township.

Discounted Present Value of Future Anticipated Education 
Expenses Associated With Housing Units in Colts Neck

n DPV(1 unit) DPV(200 units) DPV(400 units) DPV(800 units)
1 $29,428.58 $5,885,716.00 $11,771,432.00 $23,542,864.00
2 $28,868.03 $5,773,606.00 $11,547,212.00 $23,094,424.00
3 $28,318.77 $5,627,754.00 $11,255,508.00 $22,511,016.00
4 $27,778.92 $5,555,784.00 $11,111,568.00 $22,223136.00
5 $27,249.27 $5,449,854.00 $10,899,708.00 $21,799,416.00
6 $26,730.54 $5,346,108.00 $10,692,216.00 $21,384,432.00
7 $26,221.47 $5,244,294.00 $10,488,588.00 $20,977,176.00
8 $25,721.24 $5,144,248.00 $10,288,496.00 $20,576,992.00
9 $25,230.90 $5,046,180.00 $10,092,360.00 $20,184,720.00

10 $24,749.85 $4,949,970.00 $9,899,940.00 $19,799,880.00
11 $24,277.73 $4,855,546.00 $9,711,092.00 $19,422,184.00
12 $23,815.62 $4,763,124.00 $9,526,248.00 $19,052,496.00
13 $23,361.99 $4,672,398.00 $9,344,796.00 $19,689,592.00
14 $22,916.88 $4,583,376.00 $9,166,752.00 $18,333,504.00
15 $22,480.43 $4,496,486.00 $8,992,972.00 $17,985,944.00

Total $387,150.22 $77,430,044.00 $154,860,088.0
0

$309,720,076.0
0

It can be argued that the education related expenses that are generated 
by a housing unit will be offset in large part by the property taxes paid by 
the housing unit owner.   This is true, however, housing units in the A1 and 
A2 zones and particularly COAH units, will usually pay lower property 
taxes and will usually have more school-age children.  In any case, even if 
we assume an average property tax of $12,200.00 per year, the savings in 
the above table would still be quite significant.  

It should be noted that the average Colts Neck Residential Property Tax 
for 2009 is closer to $12,900.00, based on discussions with the Township 
Finance Administrator, but the author adjusted this average down by 
approximately 5%, after talking to the Township Tax Assessor, to reduce 
the impact of the larger residential properties primarily in the Ag Zones.  
The author assumes that most of these larger residences would not exist 
if the Township had never introduced the Ag Zoning.

Assuming the 675 housing units that have been avoided as claimed above 
and extrapolating from the above table, one would calculate an 
Education Cost Savings of approximately $261 Million over the 15 year 
study period starting in the year 2010.  Then assuming 30% of the total 
budget is due to non-education related services, the total cost savings 
would equal $261 Million/0.7 = $373 Million before the compensating 
effect of property taxes is considered.  If this is done, based on the above 
assumption, a conservative estimate of the savings to the Township 
taxpayers over only the next 15 years would be $70 Million.



It should be understood that the Discounted Present Value of Future 
Educational Expenses shown above only look 15 years into the future and 
hence should be considered quite conservative.  In addition, the analysis 
does not take into consideration the savings that have been realized prior 
to the year 2010.  In other words, many of the housing units in question 
would have been in place and occupied for many years prior to 2010. 

 Considering these tax saving benefits in addition to the many 
benefits of Farmland Preservation and open space that have been 
discussed in previous issues of the Colts Neck Farmland 
Preservation Bulletin, The Township’s Policies regarding both 
should have the strong support of all Colts Neck Taxpayers.

Opposition to Preserved Farm Division Request

Recently, the Farmland Preservation Committee and the Colts Neck 
Township Committee opposed the owner’s proposed division of Yellow 
brook Farm.  This 105 acre farm was preserved by George Ditmar in 1999 
prior to being purchased by the present owner.  Mayor Ben Forrester and 
Farmland Preservation Committee member John Jacoby attended the 
SADC’s meeting on March 26, 2009 in Trenton, NJ to present the basis for 
their opposition. 
 

1. First, in purchasing the preserved farm, the current owner should 
have been aware of the SADC policy regarding the division of 
permanently preserved land.  The SADC’s objective is to retain large 
masses of viable agricultural land.  The SADC recognizes that 
agricultural parcels may become less viable if reduced in size.  
However, in the rare cases where division of preserved land may be 
justified, the SADC does have a policy to allow division of preserved 
parcels subject to compliance with a strict set of criteria (Policy 
P-30-A) established on April 28, 1994.  The SADC criteria will 
determine whether the division is for an agricultural purpose and 
whether the resultant parcels are agriculturally viable.  For 
purposes of the SADC policy, “Agriculturally - Viable  Parcel” 
means that the parcel is capable of sustaining a variety of 
agricultural operations that yield a reasonable economic return 
under normal conditions, solely from the parcel’s agricultural 
output.

2. Second, the feeling of the Township and the Farmland Preservation 
Committee is that granting this division would set a bad precedent 
for future requests of this type.  Colts Neck is a leader in 
preserved farms and open space, many of which are large acre 
parcels.  Allowing the division of one would encourage other 
similar requests for smaller and smaller parcels.  Fifty acre 
divisions would soon be twenty-five acre requests, and so on.  Should 
the practice of dividing preserved farms be established as a routine 
and easily available option to current and future owners of 
preserved farms, it will establish a precedent that will be 
followed vigorously by landowners because of the market value 
issue and will result in the undesirable consequence of eroding 
public support for the funding of the Garden State Trust Fund.

3. Third, there is a legitimate question of fairness and equity to 
taxpayers that funded the original acquisition.  The development 
rights for this farm were based on a 105 acre parcel being 



preserved.  Had the farm been divided prior to being preserved. The 
development rights for the two resulting parcels combined would 
have been less because of the increase in the combined market value.  
This has been described as the “Estate Factor” which comes into 
play when farmland is subdivided and made more attractive for 
wealthy homeowners.  Hence, in effect, wealthy homeowners are 
competing with farmers for the land and driving up the prices for 
the farmer.

4. As noted in recent SADC documents relating to farmland 
affordability, the value of farmland in New Jersey, after the 
development rights have been removed, continue to rise.  These high 
values, bolstered in part by housing opportunities associated with 
the land, can price farmers out of the market for the preserved 
farmland.  Under the State Agriculture Retention and Development 
Act, the investment of public funds is intended to preserve land and 
strengthen the viability of agriculture.  Estate situations ---- where 
the landowner does not farm the land or minimally farms it --- run 
counter to that purpose.  Hence, we believe that the action of 
dividing preserved farms has a consequence that is at variance with 
the objectives of the State Agriculture Retention and Development 
Act and should be avoided.
At their meeting on April 24, 2009, the SADC denied the request to 

divide Yellow brook Farm because the request did not meet SADC criteria 
for approval. 

Monmouth County Agriculture Development Board (MCADB) Update

The current membership of the MCADB is summarized in the table below:

Monmouth County Agriculture Development Board

Member Represents Term Expires
Joseph McCarthy - Chairman Public 2010
William Potter III – Vice Chair Public 2009
Richard Obal – Secretary Agriculture Agent POB*
Martin Bullock Board of Agriculture 2011
Charles Buscaglia Soil Conservation District 2009
Patricia Butch – Alternate Public 2009
Gary DeFelice Board of Agriculture 2009
Thomas Geran Public 2010
Arthur Giambrone Public 2011
Chet Halka Board of Agriculture 2009
Mr. Clayton Board of Agriculture 2011
James Stuart Monmouth County Planning Board 2010
* Pleasure of the Board

Overview of Monmouth County 2008 Farmland Preservation 
Accomplishments

1. The Farmland Preservation Program and its partners preserved 13 
farms totaling 838 acres through the County Easement Purchase 
Program.  Colts Neck did not have any farms that were preserved 
during this period.  The farms ranged in size from 17.432 acres in 
Upper Freehold Township to 165.828 acres in Millstone Township 
with the average size being 64 acres.

2. In addition, the MCADB acquired easements on 9 farms involving 529 



acres through the Municipal Planning Incentive Grant Program.  
Two of these farms ---- the Amdur farm, Grey Oaks, involving 44.04 
acres and the Hammond farm, Hidden Pines, involving 19.78 acres, 
were located in Colts Neck Township.  These 9 farms ranged in size 
from 19.78 acres in Colts Neck to 147.94 acres in Howell Township 
with the average size being 58.8 acres.

3. The county also preserved a 35.98 acre farm in Upper Freehold 
Township without State participation using county funds, a grand 
from Upper Freehold Township and an Installment Purchase 
Agreement.  In addition, the county partnered with Monmouth 
Conservation Foundation and SADC to preserve a 37.9 acre farm in 
Middletown Township through the Grants to Nonprofits Program.

4. By year-end 2008, the county had preserved 166 farms totaling 
12,484 acres.  The  24 easements preserved in 2008 encompassed 
1441 acres and cost a total of $54,105,080.00 of which $40.8 
million came from State and Municipal Grants and Nonprofits.

5. In addition to their busy schedule of farm preservations in 2008, the 
MCADB staff completed the Monmouth County Farmland 
Preservation Plan.  The County Planning Board adopted the 
document in May of 2008 as part of the County Master Plan.  The 
plan was published in November of 2008 and was distributed to 
required recipients and is available to interested parties.

6. THE MCADB staff also monitored 145 preserved farms during 2008 
as part of an ongoing function to assure compliance with preserved 
farm deed requirements.

SADC Update

Although the state’s budget has been tight, the SADC has been able to 
preserve selected farms during 2009.  They are primarily interested in 
large farms as indicated by the following examples:

• 315 Acres of Sheppard farm in Cedarville, NJ – July 2, 2009
• 136 Acres of Comly Farm in West Amwell Township – July 2, 2009
• 139 Acres of Catalano Farm in Woolrich Township – June 23, 2009, 

and 
• 179 Acre farm in Hope Township, Warren County  - June 8, 2009

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

Monmouth County Agriculture Development Board (MCADB)
http://co.monmouth.nj.us/ Departments/Planning Board/Environmental Planning/
Farmland Preservation

NJ Farm Bureau – http://www.njfb.org/

%22
%22
http://co.monmouth.nj.us/
http://www.njfb.org/


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

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

http://www.farmlandinfo.org
http://www.nature.org

