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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) 106 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
Total Acreage Preserved 631 Acres

WHAT’S HAPPENING AROUND TOWN…..

The Township Committee adopted amendments to the Commercial 
Farm and Farm Labor Housing Regulations on August 11, 2004.  The 
amendments dealt with farm fencing, to block deer from crossing 
onto farm property and destroying crops, and updating and 
improving requirements related to farm labor housing.

Farm Fencing

The previous ordinance limited farm fencing to a maximum height of 
6 feet. To help with deer management, the amendments will permit 
wire fencing for commercial farms to have a maximum height of 10 
feet when the fence is more than 15 feet from the street.  
Other types of fences are limited to 5 feet in height when within 25 
feet of the street, and 6 feet in height when more than 25 feet from 
the street.  
The new ordinance also states that zoning permits will not be 
required for the construction or alteration of any fence within a 
commercial farm.

Farm Labor Housing

Farm labor housing for full time employees is currently permitted 
in A-1 and AG zones.  The size of the unit is limited to 900 s.f. and 
must meet income requirements as determined by the Council on 
Affordable Housing (COAH).  Currently, one farm housing unit is 
allowed for each 20 acres or one unit per 8 horse stalls with a 
max of 5 units on farms less than 100 acres; and a max of 7 units on 
farms greater than 100 acres.

Under the amended ordinance adopted on August 11, 2004, the 
requirement for farm-housing occupants to be eligible for the 
COAH Act has been eliminated.  This was done because farm 
laborers do not have a consistent salary and can make more than 
the maximum that coah allows.

Under the revised ordinance, a farm is required to have an area of 



at least 15 contiguous acres to be eligible for farm labor housing 
living quarters.  Occupants in the living quarters must be immediate 
family members of a full-time employee also living on the premises.

All farms, including Farms equipped with horse-training and 
breeding facilities, will be limited to three housing units with one 
unit per 15 acres, instead of the 20 acres listed in the old 
ordinance.

In addition, in order to improve the quality of farm housing, each 
housing unit can now have a maximum floor area of 1200 square 
feet instead of the previous 900 square feet.

The Township Committee agrees that work hours for farm 
laborers would be defined annually instead of weekly, since farm 
work changes seasonally.  Under the revised ordinance, a full-time 
employee is defined as someone involved with the primary operation 
of a farm for 1,000 hours a year.

Certification of eligibility  that occupants of a housing unit are 
full-time employees must be submitted annually by the property 
owner to the Colts Neck Township Planner.

In order to maintain safety within the farm housing units, smoke 
detector inspections will be performed and health codes will be 
updated with each change of tenancy.

Mayor Burry stressed that this is a very important ordinance 
change which has been refined with much input from outside the  
Township Committee including the Farmland and Open Space 
Preservation Committee. 

PLANNING INCENTIVE GRANT PROGRAM EASEMENT 
ACQUISITION PROCEDURES UPDATE

As the Planning Incentive Grant program is increasingly used 
throughout the County, various issues and questions have arisen.  
This section of the Bulletin will address some of the more common 
questions that have been raised, and identifies the current 
procedures recommended by the County to be followed by the 
municipalities in acquiring an easement through the program.

Overview

In the early stages of the PIG easement acquisition process, the 
municipality takes the initiative on preservation activities.   The 
municipality develops its own particular outreach strategy, and is 
responsible for prioritizing its easement acquisition strategy.  It is 
also responsible for developing a complete and correct 
application, and for providing two accurate appraisals that 
satisfy  the State Agriculture Development Committee (SADC) 
appraisal standards.  The County recommends that municipalities 
require landowners to sign an Option Agreement (described more 



fully below) prior to conducting any appraisals.  In addition to 
committing landowners to the process, the Option Agreement also 
makes landowners aware of the deed restrictions that will be 
placed on their property up front.

The involvement of the Monmouth County Farmland Preservation 
Program office begins when the municipality has completed, 
reviewed and verified the accuracy of the individual farm 
application and appraisals.  The application and appraisals are 
submitted to the County, which then reviews them for accuracy.  
This review is in the interest of efficiency, as it is advantageous to 
identify and correct problems in advance of submission to the 
State.  The review avoids delays of correction and resubmission, 
which can add several months to the closing timeline.  This step 
also provides the County staff with the opportunity to familiarize 
itself with the applicant property.

Upon certification of easement value by the State, the municipality 
or the County sends the valuation information to the landowner, 
along with forms for the landowner to complete and return that 
indicate his/her intention to sell an easement to the County.  (A 
deadline of 30 days or less is recommended to be set).  This step can 
be conducted by either the County or the municipality depending 
upon agreements that have been negotiated.

Upon receipt of the landowner offer, final approval for the 
easement purchase must be secured at the municipal, County 
(County Agriculture Development Board & Freeholders) and State 
level.  The final approval cost-share resolution from the municipal 
level MUST indicate a commitment to cost-share on the easement 
purchase according to the cost-share commitment % required by 
the MCADB funding policy described below.  Final approvals from 
the County and State cannot be obtained until an appropriate 
municipal final approval resolution that incorporates the 
mandated cost-share commitment is approved.

Once all final approvals are secured, the County requires the 
landowner to sign a contract committing him/her to the process 
and the particulars therein, and guaranteeing reimbursement to 
the County of any ancillary costs (title, survey) it may incur in the 
event the landowner decides not to consummate the sale of 
easement.

Upon receipt of the signed contract, the County begins the process 
of contracting out the final easement acquisition deliverables: the 
survey and title.  County Counsel submits a final closing package 
to the State, and the easement is then acquired, held and monitored 
by the County.

PROCEDURES GOVERNING THE FUNDING OF EASEMENT 
PURCHASES

Policy



Monmouth County will fund development easement purchases, both 
through the Traditional Easement Purchase Preservation Program 
and the Planning Incentive Grant Program in the following manner:

• The State’s share of the total cost of the easement purchase 
will determine the County’s and Municipality’s share.  The 
State’s share of the total cost will be the same percentage as 
the County’s share of the remaining costs not covered by the 
State.  The Municipality is responsible for the remainder of 
the costs.   For example, if the State funds 60% of the 
easement purchase price, the County will fund 60% of the 
remainder (24%of the total cost).  The Municipality will then 
fund 40% of the remainder (16% of the total cost).

• It should be understood that the County and Municipality 
cost share will be dependent upon the State’s funding level 
and will vary inversely with that level.

PROCEDURES GOVERNING MCADB REVIEW OF PLANNING 
INCENTIVE GRANT AMMENDMENTS/APPLICATIONS  

Purpose

These procedures have been developed to provide the Monmouth 
County Agriculture Development Board with a clearly stated 
policy to guide its review of PIG amendment/application requests 
submitted by municipalities. 

Policy

- Screening criteria will be utilized at the individual parcel 
level when considering new PIG amendment/application 
requests.

- The application of criteria will apply only to future PIG 
amendments/applications submitted to the MCADB.  It will 
not be applied retroactively.

- The two screening criteria utilized shall be: *

1. Whether a parcel is reasonably proximate to 
compatible uses, namely: preserved farmland, open 
space, streams, wetlands, cemeteries, golf courses, 
8-year Program participants or unprotected land.  
The intent here is to fulfill the objective of the PIG 
Program, i.e., to preserve large blocks of contiguous 
farmland, and

2. Whether a parcel has development potential.  Such 
potential is demonstrated by determining whether 
parcel frontage exceeds two times zoning frontage, 
unless subdivision potential can otherwise be proved.

3. While the above criteria will be utilized as the basic 
yardstick by which to evaluate parcels, the MCADB 
reserves the right to take into consideration any 
other relevant information that may seriously impact 



the viability of the proposed parcel(s).
4. Screening criteria will be utilized by Staff at the time 

of PIG amendment/application submission.  Staff will 
notify municipalities of any problematic parcels, and 
will work with them in advance of MCADB action to 
develop a more appropriate amendment/application.

5. In the event that parcels fail screening criteria or 
other valid concerns are identified, and a 
municipality feels such parcels possess special 
characteristics that merit the parcels’ inclusion in a 
PIG amendment/application, the municipality will be 
given the opportunity to be heard before the MCADB.

6. In the event that problematic parcels are not 
removed from a PIG amendment/application, and a 
satisfactory PIG amendment/application submission 
is not developed, problematic parcels are unlikely to 
be approved by the MCADB for County cost-share 
contribution, although they will still  be forward to 
the SADC for their consideration, along with any 
specific concerns the MCADB would like the SADC to 
take particular note of.

*Criteria are taken from the Monmouth County Farmland 
Preservation Program Traditional Easement Site Assessment 
Methodology, adapted by the Monmouth County Agriculture 
Development Board March 6, 2002.

EQUINE RULE PROPOSALS UNDER CONSIDERATION BY THE 
SADC

The State Agriculture Development Committee proposes new rules 
pursuant to the Right to Farm Act, N.J.S.A. 4:1C-1 et seq.  The Act 
provides commercial farms with protection against private and 
public nuisance suits and unduly restrictive municipal regulations.  
The Act includes a list of agricultural activities that may be 
entitled to such protection, and authorizes the SADC to expand the 
list of protected agricultural activities through rulemaking.

The list of protected activities in the Act does not include various 
equine activities, such as boarding and training, which are very 
common in New Jersey, nor do these activities fit into any of the 
broader categories of protected activities.

The SADC is motivated to consider these new rules because the New 
Jersey equine industry is a significant component of the State’s 
agriculture industry.  The horse is the official State animal and, 
according to a survey commissioned by the New Jersey Equine 
Advisory Board in 1996, 81,000 acres are dedicated to housing 
New Jersey’s estimated 49,000 horses.  Providing Right to Farm 
protection to equine farms will help ensure that farms remain 
viable.  

The SADC further believes that Equine farms are important to the 



citizens of New Jersey because they maintain productive open 
space, provide recreational activities to the public, and help retain 
the rural agricultural character and scenic beauty in New 
Jersey.  All of these factors contribute to a high quality of life 
which makes New Jersey a place where people want to live, work 
and enjoy recreational activities.

Proposed New Rules:
- Eligibility of Equine Activities for Right to Farm Protection 

(2:76-2A.10)
- Agricultural Management Practice for Equine Activities 

on Commercial Farms (2:76-2B.3)

With the adoption of the proposed equine rules under 
consideration, Right to Farm protection will be accorded to  
boarding, keeping, training and rehabilitation of horses, horse 
riding and driving lessons, and complimentary activities associated 
with the preceding activities.  Complimentary activities include 
clinics, open houses, demonstrations, educational camps, farm 
events and competitions.  These complimentary activities must be in 
compliance with municipal standards to be afforded protection.  
Additionally, while income derived from raising horses and 
pasturing may be used to satisfy the RTF Act production 
requirements, fees received from boarding and training horses and 
from riding and driving lessons may not be used to satisfy the 
production requirements.  
For any equine activity to be protected under the Right to Farm Act, 
it must be in compliance with the also newly proposed Equine AMP, 
which is the second rule being proposed.

The Equine AMP establishes generally accepted Agricultural 
Management Practices (AMP) for the various equine-related 
activities that may be associated with the operation of a 
commercial farm.  These activities include: managing pastures and 
manure, constructing fences and shelters, determining farm 
stocking rates, controlling dust, maintaining arenas and training 
tracks, and organizing horse shows and special events.

While the above proposed rule changes were not final at the time 
this bulletin went to press, it is expected that most of what has 
been described will survive the review process.

The rule proposals are available on the SADC website at http://
www.state.nj.us/agriculture/sadc/rulesnotice.htm

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)


