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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…..?

Committee Changes

After a number of years of stellar performance as a committee member and 
chairperson, Carol Barnett has chosen to resign from the Committee.  We thank 
her for her service and leadership and wish her well.  Richard Malinowski has 
been elected to replace Carol as Chairperson.  Two new members of the Committee 
are  Ed Eastman and Thomas Morin.  Ed, who was recently elected to the Township 
Committee, will be serving as the member who provides liaison with the Township 
Committee.  We are also fortunate to have James Stuart continue as a member of the 
Committee.  Jim recently completed his third term as a Township Committeeman and 
has played a lead role regarding farmland preservation in Colts Neck while 
serving on our Committee and the Monmouth County Agriculture Development 
Committee.  Since resigning from the MCADB last year, Jim has been appointed to the 



Monmouth County Planning Board.

Preserved Farms Update

A total of 18 farms totaling 897.48 acres have been preserved as of the current 
date.  Applications in Colts Neck have been significantly reduced because of the 
reduced availability of funds from the State and County; the resulting emphasis by 
the State and County to preserve larger land parcels (sizes ≥ 25 acres); and, the 
currently depressed real estate market which naturally impacts the value of 
development rights.  However, the Committee continues to work with a number of 
landowners who have expressed interest and own land that the Committee, the 
County and the State would like to preserve.  Also, while the real estate market is 
depressed, the stock market appears to be more significantly depressed and should 
possibly be approaching levels where buying/investment opportunities may start to 
appear.

Deed Restricted Land Update

While the Committee has not been responsible for the open space that has been 
preserved by the wise actions taken by Colts Neck Township Committees in the past 
regarding planning and zoning, it is rewarding to know and report that 1,726 acres 
of land have been preserved via deed restriction with lot size averaging 
developments.  A few examples of such developments are The Trump Country Club 
(270.45 acres), Due Process (225.50 acres), Pebble Creek Estates (133.38 acres), 
Winding Brook Farms (127.05 acres) and Colts Neck Country Club (133.68 acres).  
This abundance of preserved farmland and open space does much to enhance the 
quality of living in Colts Neck in addition to reducing the number of housing units 
and their associated cost to taxpayers discussed in depth in the following section 
of this bulletin.

NAD Earle Concerns

The Farmland Preservation Committee is keenly aware of the potential impact of 
the proposal by the United States Navy to allow 300 formerly military housing units 
on the Earle Base to be rented by un-vetted civilian families.  It has been estimated 
that if this proposal is implemented, as many as 500 school–age -children would 
need to be accommodated by the community educational facilities and staff.  In 
addition, the introduction of 300 new family units to the Township will require a 
significant increase in non-education related expenses such as police, fire, First 
Aid, Clean-Up, Street Maintenance, Recreation, administration, etc.
The Township Committee and other community leaders have been working tirelessly 
with county and state officials to convince the Navy Department and involved 
Federal organizations that the Navy’s proposal should not be implemented for two 
important reasons.  First, and most important, placing 300 un-vetted civilian families 
within the confines of a military base where ammunition and bombs are stored 
presents an unacceptable security risk.  The recent Fort Dix Terrorist plot is 
strong evidence of why this is a bad idea.  Also, having lost five of our finest Colts 
Neck citizens in the World Trade Center Terrorist Attack causes us in Colts Neck 
to be aware that the War On Terror is not over and security must not be 
compromised.  Second, the proposal places an unacceptable financial burden on the 
Colts Neck community in terms of the cost of providing education and other services 
to 300 new families.

At a hearing in late January at the Colts Neck Court House, it was reported that the  
Navy has a contractual  obligation to the Earl Developer of $3.5 million per year 
through 2040.  This is their motivation for leasing the 300 units to civilians and 
transferring most of this cost of this obligation onto the local community.  
However, it was reported at the same meeting that the developer is open to a 
proposal to have the Navy buy out the contract for much less than the Navy would 
pay if the contract was to be fully complied with.  The Committee believes this is the 
only rational solution to this unfortunate situation, and urges all Colts residents 
to support it by writing to their State and Federal representatives.



SAVING FARMLAND SAVES MONEY and REDUCES FUTURE COSTS for 
COLTS NECK TAXPAYERS

In the Committee’s Winter/Spring 2006 issue of the Colts Neck Farmland 
Preservation Bulletin, we dealt extensively with the question “Why Farmland and 
Open Space Preservation is Important”.  An example that was cited in that section of 
the Bulletin related to a 1994 analysis done by Washington Township in Morris 
County involving 300 units of small clustered housing on a 720-acre property.  The 
Washington Township planners conservatively assumed only one school age child 
per unit and estimated that each unit would generate $2,172.00 in property taxes 
for the township.  Unfortunately, since the Earle units are on government 
property, Colts Neck can not make such an assumption.  In any case, even with these 
conservative assumptions, Washington Township concluded that this development 
would cost the school district $1,018,800.00 per year.  Based on this analysis, 
Washington Township determined the development rights for the 720 acre parcel 
of land which was $10,400,000.00 and concluded that the public investment for the 
development rights of this parcel could be offset in less than 15 years by avoiding 
the higher cost of the development.  From then on, the township would incur only 
the positive revenue flow from the 720 acres of farmland.

Since the Washington Township analysis was performed 14 years ago and cannot be 
applied directly to colts Neck because of different assumptions, inflation, etc., the 
Farmland Preservation Committee has done some recent analysis to determine the 
estimated cost of one or more new housing units to Colts Neck taxpayers.

While state and county funding for Farmland Preservation may, because of the 
current economic climate, be reduced going forward, and the willingness of 
landowners to submit preservation applications in view of the depressed real 
estate market may be waning, the need to preserve additional farms in Colts Neck 
Township continues to be great if only to reduce the number of remaining building 
lots.  It is particularly important to focus on large parcels that are located in the 
A1 Zone.

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).   The intent of the exercise was to 
provide some guidance to the Farmland Preservation Committee regarding the value 
of eliminating a building lot with Farmland Preservation.  The exercise may also be 



useful to the Township Committee when they are deciding whether to increase the 
Township component of the price offered for the development rights of a high-
priority farm.

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 preservation and definitely continue its opposition to the NAD Earle  
civilian housing proposal by the Navy.

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

n DPV(1 unit) DPV(30 units) DPV(60 units) DPV(300 units)
1 $29,428.58 $882,857.40 $1,765,714.80 $8,828,574.00
2 $28,868.03 $866,040.90 $1,732,081.80 $8,660,409.00
3 $28,318.77 $849,563.10 $1,699,126.20 $8,495,631.00
4 $27,778.92 $833,367.60 $1,666,735.20 $8,333,676.00
5 $27,249.27 $817,478.10 $1,634,956.20 $8,174,781.00
6 $26,730.54 $801,916.20 $1,603,832.40 $8,019,162.00
7 $26,221.47 $786,644.10 $1,573,288.20 $7,866,441.00
8 $25,721.24 $771,637.20 $1,543,274.40 $7,716,372.00
9 $25,230.90 $756,927.00 $1,513,854.00 $7,569,270.00

10 $24,749.85 $742,495.50 $1,484,991.00 $7,424,955.00
11 $24,277.73 $728,331.90 $1,456,663.80 $7,283,319.00
12 $23,815.62 $714,468.60 $1,428,937.20 $7,144,686.00
13 $23,361.99 $700,859.70 $1,401,719.40 $7,008,597.00
14 $22,916.88 $687,506.40 $1,375,012.80 $6,875,064.00
15 $22,480.43 $674,412.90 $1,348,825.80 $6,744,129.00

Total $387,150.22 $11,614,506.60 $23,229,013.20 $116,145,066.0
0

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.  Considering these potential benefits in addition to 
the many benefits of Farmland Preservation that have been discussed in this and 
previous issues of the Colts Neck Farmland Preservation Bulletin, Farmland 
Preservation is a bargain and should have the strong support of all Colts Neck 
Taxpayers.

SADC Update

The number of farms preserved through September 30, 2008 were 1,741 which 
exceeded the number preserved through 2007 by 96.  Similarly, the cumulative acres 
preserved was 169,981 which also exceeded the number preserved through 2007 by 
7813. 

It is unfortunate that the Trust Fund being used to support Farmland Preservation 
is approaching depletion at this time and is in need of a referendum to provide the 
funds for the state to support farmland preservation going forward.  As can be 
seen in the following table, the state has been providing 65.3% of the funding to 
support the preservation program.  The current recession coupled with the state’s 
already serious budget problems does not provide a supportive environment for a 
referendum that will increase the state’s debt.  This being the case, it is very 
important that all state citizens, who love the “Garden State” and appreciate the 
importance of farmland preservation, make their views known.  Once our farmland 
is converted to housing developments, the process cannot be reversed and 
population density will continue to increase.  Also, when presenting the many 
arguments supporting farmland preservation, it is important to include the costs of 
housing developments or housing units discussed in the previous section.



The following table provides a summary of the State Farmland Preservation 
progress and cost to date.  It is interesting to note that the average total cost to 
preserve an acre of land since the program began is $6,867.16.  When one assumes 
that an acre of farmland equates to a housing unit, preserving farmland is an 
excellent investment for the taxpayers of New Jersey.  Even if one assumes ten 
acres of farmland equating to a housing unit, as is the case in the Ag Zones of Colts 
Neck, the cost of preserving the land and avoiding the housing unit would be 
recouped in terms of taxpayer savings in a relatively short period of time depending 
upon the specific development rights appraisal.

State Agriculture Development Committee Summary of Preserved 
Farmland and Related Cost Data

Counties Farms Twps. Acres Total Costs % State 
Costs

%County 
& Twp. 
Costs

Atlantic 36 6 4466 $14,940,873 74 26
Bergen 7 4 318 $16,016,072 60.7 39.3

Burlington 182 14 22,673 $118,770,406 61.3 38.7
Camden 7 3 467 $11,741,401 51.8 48.2

Cape May 40 6 2,551 $11,438.687 62.6 37.4
Cumberlan

d
108 11 13,371 $24,777,924 77.2 22.8

Gloucester 106 12 9,076 $47,479,351 64.3 35.7
Hunterdon 284 16 24,433 $194,642,225 70.3 29.7

Mercer 88 8 6,797 $67,238,071 62.8 37.2
Middlesex 45 6 4,502 $51,407,652 68.2 31.8
Monmouth 153 10 11,901 $161,557,180 64.3 35.7

Morris 106 13 6,866 $129,540,475 53.6 46.4
Ocean 39 6 2,675 $19,538,938 64.6 35.4

Passaic 0 0 0 $0.00

Salem 190 10 24,002 $77,714,219 78.6 21.4
Somerset 85 7 7,009 $97,734,791 61.7 38.3

Sussex 106 13 12,563 $37,579,805 68.3 31.7
Warren 159 17 16,309 $85,168,403 69.4 30.6

Total 1,741 162 169,981 $1,167,286,47
4

65.3 34.7

New Equine Rules

The new Equine Rules discussed at length in the previous issue of this 
Bulletin have been published in the August 4, 2008 New Jersey Register 
which can be accessed through the SADC’s website at www.nj.gov/
agriculture/sadc/ruleprop/.  Those landowners interested should visit 
the website or contact David Kimmel at 609-984-2504.

Excerpts from Rutger’s New Jersey Agricultural Experiment 
Station’s “Changing Times”

“Jersey Fresh” – Agent’s Overview

The visionary “Jersey Fresh” Program initiated by former NJ Secretary of 
Agriculture Art Brown continues to shine ever more brightly.  The “Jersey Fresh” 
Program of growing, sourcing and buying local produce resonates with the 
enhanced economic, social and environmental consciousness of today’s consumers.  
Food security concerns are alleviated by knowing the local farmer and how they 
produce, handle and transport our food.  Freshness and taste are most always 
better with locally grown produce over imports ------ Garden State farmers really 



know how to grow and have access to the newest technology and information.

As transportation costs rise, we see economic advantages in short trips to local 
markets verses long-hauls.  We now hear about “Carbon Footprints” as an 
indication of the true cost to planet Earth with such extravagant transport waste.  
We see alternative fuels like bio-diesel, ethanol, solar, and wind power rising from 
agricultural enterprises.  And now emerging is the understanding that regional 
farms serve as agro-ecosystems which may well be our best investment yet in 
maintaining water quantity.  Some may say,  “Heck, we get forty-five or fifty inches of 
rainfall a year------ we’re not the dry South West or the Sahara”.  Au contraire 
monsieur.  Our rapid loss of farmland and rapid increase in impervious surface with 
urban sprawl has led to a rapid loss in water quantity and quality.

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/

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

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


