


                   November 28, 2005

The Greenwich Township Planning Board held a workshop meeting on the above date and the meeting was called to order by Doris Rayna, Chairwoman, at 7:00 p.m.  

Adequate notice of the meeting was given in accordance with the Open Public Meetings Act by:

1. Posting notice of this special meeting of the Planning Board on the township bulletin board.

2. Mailing a copy to the official newspaper of Greenwich Township and an additional newspaper in general circulation in the township, specifically the Star-Ledger and the Express-Times.

3. Filing a copy thereof with the Township Clerk.

The chair dispensed with the Pledge of Allegiance.

Board members present:  Brian Visconti, Frank Marchetta, Jim Adams, Tom Bolger, Ken Hoser, Doris Rayna, Tim Gale.  Also present was David Banisch, PP.

The purpose of this meeting is for the Greenwich Township Planning Board to conduct an investigation into agricultural sustainability.  This meeting is a “brainstorming session”, which the board is conducting with invited guests that have specialized expertise and backgrounds on this topic, and who have been asked to share their thoughts and comments on the topic of agricultural sustainability with the Planning board.  

This meeting is an activity that is part of the Board’s Highlands council Municipal Planning Partnership Program (MP3) Grant, which the Board has received to develop a series of recommendations and policies that may assist the Township and other communities in  the NJ Highlands with effort to:

1. Preserve agriculturally productive farmlands soils.

2. Promote farming as an economically viable industry.

3. Preserve realistic opportunities for farming as a way of life in Greenwich Township.  

An agenda is attached.  

Invited guests were:  Cliff Oberly, Farmer; Steve DeBroux, Associate Professor, Delaware Valley College; Sam Santini, Farmer; Bob Santini, Farmer; Eileen Swan, NJ Conservation Foundation; George and Melanie DeVault, Farmers; Susan Craft, Director 
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SADC; Christine Danis, Highlands Council; Greg Blaszka, Greenwich Township Open Space/Farmland Preservation.  

Mr. DeVault, Farmer, presented a slide show showing an intensive use of farming on his farm of 20 acres, in Leigh Valley, Pa.  Mr. DeVault stated that efforts are ongoing to really make a decent living off of the land.  The farmers share of the food dollar amounts to 19 cents.  In l990, it was 30 cents and in the 50’s, it was close to 50%.  The other side of the dollar, 81 cents, or 81%, is what USDA calls the “marketing bill”.  That takes in labor, transportation, packaging, advertising and profits for people who really don’t have much to do with producing food.  The producers get the small size of the pie, out of which they have to pay all of the expenses, and everybody involved with producing convenience products that are shipped all over the place.  

Mr. DeVault’s farm is a very odd shaped piece of property and was purchased in l984.  One of the first things that was done on the farm was plant blueberries and were sold at the local farmers market for $4.50 a pint and could never bring enough of them to the market.  They always sold out.  To make the farm more sustainable, more and more crops were grown undercover in high tunnels, some of which are heated.  Vegetable crops and cut flowers, which is Mrs. DeVault’s specialty, are grown.  Mrs. DeVault sells out every week at the farmers market.  These tunnels are not expensive and are considered temporary structures.  In a few thousand square feet in one of these tunnels, you can produce a tremendous amount of income.  The one draw back is that it is very labor intensive, but generates a lot of income.  

Mr. DeVault likes to have fun with his food.  His son put together red, white and blue potatoes for the 4th of July.  Mr. DeVault stated that you can really think “out of the box” and let your imagination run wild.  A lot of visitors visit the farm.  

It doesn’t take a lot of equipment.  Mr. DeVault and his wife are the main labor force.  A lot of customers come out to the farm.  A membership subscription is offered at $50.00 a year.  That entitles you to become a member of the farm and they come out every week and bought whatever was for sale.  With this type of farming, you are not really locked into one thing year after year.  

This last year, everything was sold at the farmers market in Emmaus, Pa.  This is catching on all around the country.  At last report, there is something like 36, 37 hundred farmers market throughout the country.  19,000 farmers made it a full time living just from farmers markets and the total sales is over one billion dollars.  It is getting bigger all the time.  It is a lot of work for the farmers,  but they would really like to think that there is a pot of gold at the end of the rainbow and it is in his field and not across the fence row in the neighbor’s field.  
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David Banisch reviewed the agenda with the board and guests.  Mr. Banisch passed out a paper entitled “what is Sustainable Agriculture” and was reviewed by Mr. Banisch.  

Discussing the concerns about long term agriculture viability, Mr. Santini stated that the people in the township should be more educated as to what is going on, what the farmer produces and what it is actually used for.  Invite the residents to a meeting and give a seminar on how different things in agriculture are used in the foods that they buy in the supermarkets.  Tom Bolger would like to see a profile of what is produced in Greenwich Township.  Mr. Santini plants soy beans and corn.  Soy beans are in the McDonalds hamburgers, which most people don’t realize.  Mr. Bolger likes the idea of a farmers market, but you need the people to sustain them.  

Steve DeBroux stated that surrounding farmers in adjoining towns are also included in the regional plan.  the more farmers there are in the regional plan, no matter where the political boundary is, helps promote agricultural within that political boundary.  Mr. DeBroux recommends that you support your own township, plus surrounding agricultural towns.  

Jim Adams stated that Mr. Santini states more education for the people.  Jim doesn’t feel it is the role of the planning board to provide that education.  That is what Mr. DeVault is doing in terms of bringing people in to the farm in the tourism kind of mode.  As you tour the farm, you are picking up an education as you go through this tour and you are also purchasing flowers, blueberries, etc., along the way.  Mr. DeVault stated that is a very big part of it.  The more interaction you have through direct marketing with the customers, the more they understand what goes into producing whatever it is that you are selling.  Cliff Oberly stated that the way he operates, people would get in the way.  Mr. Oberly is a dairy farmer.  It is against the law in New Jersey to sell milk direct to consumers.  Mr. DeVault stated that in Pennsylvania, you can sell raw milk.  Mr. DeVault stated that Pennsylvania leads the country in preserving farmland.  The problem is that some farmers just can’t make a go of it on beans and corn.  

Ms. Craft stated that Mr. DeVault’s statement is true in New Jersey also.  With respect to the comment regarding educating the public, the municipality could play an active role in marketing.  It seems like agricultural is an interim use of land that will, someday, be something else.  A township has to identify agricultural as the primary use of land.  Frank Marchetta stated that the township committee has been looking at new signs for the town stating that Greenwich township is an agricultural community.  The township has community Day every year and that celebrates the town’s agricultural heritage.  The township also has a open space tax.  Education is a great idea.   Frank stated that a booth at community day would be available for the farmers to promote agricultural.  
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Ms. Swan stated that the township’s ordinances on how you treat agricultural will determine the future of agricultural in the community.  For example, when it comes to 

permitting fees for agricultural, taxation of buildings.  All to often, the farmers are getting taxed to much for those buildings.  Education goes deeper than just showing the community what a farmer plants.  It is the different bodies that are governing the community to say let’s restructure and look at what we are doing and how we handle agriculture and see if we can give the farmers a better break.  Trails, walking through property, is a way to promote agriculture.  Another thing that people need to be educated on is if they protect farmland, that farmland is costing about 36 cents on the dollar.  If they develop it, it is costing them $1.15 and up because of the cost of children, etc. You can go online at ANJEC.com for an cost analysis.  If the land is preserved the property surrounding the farmland becomes more valuable and the taxes go up.  It is very difficult to keep farmland with the pressures of development.  Greenwich is in the Highlands planning area, which the zoning hasn’t changed.  In essence, you can’t be developed more than the zoning allows.  At the same time, there has to be something of a shift and more pressure in the planning area.  Frank Marchetta stated that it use to be attractive to pull in business, but now with the new COAH regulations, building one unit per 25,  and having those children in the school system, it really doesn’t make sense to draw businesses in.  Ms. Swan stated that a study was done in Morris County where people were drawing in businesses and then a few years down the road, the businesses are out and gone and left with empty commercial space.  That County found that it did not improve their situation tax wise, added to which, because you were bringing employment opportunity,  you brought in more homes.  

Regarding the permitting fees, taxes and the trails concept, Jim Adams stated that these are very specific things.  With the township’s open space, an applicant was before the board with a trail concept.  Doris Rayna stated that the trail that was spoken about was more like a tour.  David Banisch stated that Ms. Swan and Ms. Croft were saying that the community should figure out what its identity is.  If you are an agricultural community, fully embrace that in every single way.  The thing about the trails is if you put in public monies to preserve the lands and if there is an educational component involved in having the public appreciate why these lands are being preserved, a trail across an agricultural landscape maybe one way of achieving that, maybe promoting agricultural tourism.  Doris Rayna asked the landowners how they would feel about trails across their property.  

Mr. Santini asked if the people in Greenwich really want this.  Bob Santini lives in Pohatcong township and he said that they had a meeting like this and one resident asked why do the township’s have to preserve farms in New Jersey.  There are a lot of land out west.  When Mr. Santini is going down the road with the combine and cars are behind him, when they do pass him the drivers are not very pleasant.  Frank Marchetta stated that the township residents were in favor of supporting the Open Space tax.  Cliff Oberly stated that people like to stop and look at cows in the fields, but if the cow is in the road that is a different situation.  Now the cow is holding people up.  Mr. Oberly stated that 
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residents like the farmland, but they don’t want it to interfere with their life.  Mr. Marchetta stated that there probably are people that moved to Greenwich not because of the farms, but because the houses were cheaper than in the city, but stated that those people are in the minority.  

David Banisch stated that with what George DeVault described, you will see additional traffic through town.  People will be coming out to the farm markets, not just the local people,  sustaining those agricultural operations.  Mr. Banisch stated that he feels that the local farmers are doing what they know best and probably haven’t looked at other options that are available.   

Doris Rayna discussed the “trails”.  As a landowner, she doesn’t want a trail across the property.  There is liability involved.  A tour, where they ride by on a public road, is one thing, but Ms. Rayna wouldn’t want to assume the liability of people walking through the property.  Jim Adams asked Mr. DeVault how does he handle that and is that a problem?  Mr. DeVault stated that it hasn’t been a problem.  He has always carried an ample amount of liability insurance and do everything that he can to remove any hazards.  Part of getting people out to the farm is to explain to them how these things work, for example:  electric fences, poison ivy (do not touch), etc.  When you get into livestock that is different.  There is a problem with ecoli and the petting zoo.  Mr. DeVault is raising people food that his customers can consume directly rather than raising livestock.  The public that is coming to Mr. DeVault’s farm are invited guests.  He is not open to the public.  Ms. Rayna stated that it is not a trail that is always open and the public can wonder through any time.  Mr. Oberly stated that, regarding zoning,  if he wanted to start a business on his farm and have people visit, the planning board would say “oh, you need so many parking spaces” .  Mr. DeVault stated that zoning in Pennsylvania probably would apply with a home based business, but with agricultural based business, zoning is a lot looser.  He does try to provide enough parking for his guests.  If it stays dry, visitors can always park on the grass, but city people usually don’t want to drove out onto the grass.  

Ms. Swan stated that when you are talking about trails, maybe the trail wouldn’t actually be on the farm.  Maybe it would be along the road or on the edge of the farm.  It would have to be researched to see what would work or wouldn’t work.  If a farm is preserved and the farmer wants to run a bed and breakfast or invite people out, for example:  a corn maze, you are bringing people out onto the land.  At this point, the board should be open to all ideas.  

Ms. Craft stated that we are not going to regulate what people grow.  The farmers have to make that decision.  Agriculture is very rapidly changing.  It goes from poultry, to fruits and vegetables to nursery stock.  It will change again to what, no one knows.  Farms in New Jersey have choices.  Tom Bolger stated that the Oberly farm has been a dairy farm for years and hasn’t done anything different.  The same with the farmers that plant soy 
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beans and corn.  It does cost to change.  Unless the farmers change, they will continue to go down the same road.  Mr. Oberly stated that nothing is stopping them from changing, but the real question is who is going to farm 20 years from now.  Item 3 of the agenda states “Greenwich Township’s farmland base could be described as a cattle, corn, soybean, hay area.  The Planning Board would like to hear ‘thinking outside of the box’ ideas on specialized farming, and ideas that may apply to farms as small as 20 to 30 acres in size, as well as larger farmland tracts”.  Ms. Swan stated that farming, itself, is hard enough to make a profit, but a hostile or difficult attitude on a local level can be the “straw that breaks the camels back”.  Lots of farmers love farming and would like to stay in it as long as they can make money and as long as the environment that they are operating it in is supportive of them.  What bothers Ms. Swan is to see towns take money from the State to preserve farmland only to turn around and tell the farmer that you can’t have ag labor, you have to have this, you have to pave everything, you need permits to have people come onto your land, etc., With that kind of environment, the farmer will say the heck with it and sell it for development.  The attitude and the message that gets sent, whether it is the planning board secretary, the clerk, the mayor, etc., has to be supportive of agriculture and will do everything to keep agriculture in the township.  Jim Adams stated that the concepts are there in a lot of people’s minds.  Greenwich is taking 4 cents to preserve land, but the zoning, with restrictions, is still there.  What Mr. Adams sees is the “want”.  What he doesn’t see is the ordinances to be catered to to sustain that agriculture base.  Mr. Santini stated that Mr. Adams is saying preserve the family farm.  

When all the farms are gone, then the “corporate farm” takes over.  Professor DeBroux stated that, in Pennsylvania, the average age is 53 years old.  They should be looking for their means of retirement.  Most of their financial value is tied into their capital, which is primarily land, plus machinery.  There are plenty of young people who really don’t know what working on a farm means, but there are a lot of people that are very  educated, have the science and drive and some have agriculture experience from their own farms, but they don’t have the starting capital to buy a farm.  Professor DeBroux is associated with a group that tries to link up young people, who are interested in farming, with farmers that would like to retire from their business.  The problem is not skill level or money, it is the interpersonal relationship.  The question is can you trust this young person to come in that you don’t know and trust them not to destroy your farming machinery.  This young person might have new ideas and energy and that could be a conflict.  The young people attending agriculture schools are eager to go into farming, but what holds them back is the land.  Ms. Rayna stated that Professor DeBroux identified the problem, now the board would like to hear a solution.  Professor DeBroux stated that when a young person is hired out as a laborer and was paid, having a small home on the property, and then they were paid in dairy cattle.  They build up their dairy herd while the farmer was selling off his cattle to them.  It looked like it would take about 10 years for this to be accomplished.  The question is can local farmers do that.  That is a decision that they may have to make.  Doris Rayna stated that capital is a big problem and David Banisch stated that financing the acquisition of a farm by people who would otherwise be interested in farming.  
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David Banisch asked if there is any solution to assist with financing for young farmers.  Ms. Croft stated that Farm Credit is working with State agencies to see whether small loans can be made available to start up farms.  Housing policies will be looked at this coming year.  Once the farm is preserved,  the question is can you put one house on it or two or three.  The more houses that are built, the more the land is cut up.  David Banisch stated that landowners are getting a tax break because they are leasing it to someone who will farm it.  

Greg Blaszka stated it is very important to have farmland preservation.  The investment that has to be made and the return on the investment that has to be obtained to pay for the financing is high.  What we definitely need is to have some State programs in addition to the farmland preservation.  Piazza Farms, Route 57, is an example of selling products that these farmers can grow.  They grow flowers, vegetables, fruits and are very successful.  Greenwich might be willing to promote those types of programs like farmers market.  Of course, that will only cover the small farmer.  When you talk about small acreage, that is manageable.  Once you get past a certain amount of acreage, you now have a manpower issue and a manpower issue is going to be costly.  That is why manpower is replaced with machines.  You can have both.  Greg’s concern is how do we promote farming so we can have the young farmers to come into the township and the only way that Mr. Blaszka knows how to do that is to show them the way,  in terms of planning board issues as to what is allowed to be put on the land to farm it.  Tom Bolger isn’t aware of anything in the ordinances that prohibits any type of farming, including temporary structures, etc.  Greg stated that the ordinances should be looked at to make sure that any barriers are removed.  The planning board and township committee should look into how to promote the agricultural business in town.  Frank Marchetta stated that most of the people in the township want the farms and open space because of the beautiful vistas and views that afford the residents.  When you start putting in huge structures and taking away the view, the residents won’t want their tax dollars given to preserve land where they are losing the view.  Jim Adams stated that Mr. DeVault’s pictures had 2% coverage.  Mr. DeVault stated that someone down the road from his farm has 15 or 20 acres under cover and it is an eyesore.  Doris Rayna stated that what we are hearing from the farmers present is that the type of farming that was seen when you come into Greenwich Township isn’t profitable.  Tom Bolger stated that when he looked at Mr. DeVault’s pictures, there were greenhouses, but on the side of them were hedgerows and tree lines shielding the buildings.  On 20 acres, Mr. DeVault’s has approximately 6,000 sq. ft under cover.  Ms. Swan stated that if you use federal funding for preservation and through the SADC, 20% of the funding would be covered by federal funds, which offsets the township’s portion of the farm preservation.  If you take federal funds, there is an impervious coverage limit that is imposed on farms.  The reason is that the federal government doesn’t want to maintain the open space.  It is the same with the tax structure if you want to use a tax write-off.   As an applicant coming into the program you have to be able to show that there is open land.  Currently, Ms. Swan is working with a farmer that has two different 
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operations on one farm, just short of 80 acres. Under the farm program of the SADC, we showed him what percentage of impervious coverage currently he is under and what he would be allowed under the federal program.  The farmer could not believe that he could do three times as much impervious coverage as he already has.  David Banisch stated that Ms. Swan is talking about chasing down a particular funding mechanism to help the township buy and preserve farmland.  

Chris Danis stated that locally, we need to create an opportunity and understanding; regionally, we need to count on our County and Highlands to help us with a supportive connective network.  You need to go beyond yourself – you cannot take this charge alone. Everyone has to work together and the township needs resources to do it.  There are funding programs, pilot programs that exist.  The town can make them connections at that level, bring them into this process that we can find a unique way to work together.  A study was done in January 2003 for Hunterdon County and based on 1997 agricultural census, the average age of the Hunterdon County farmer was 55 years of age and the average size of the farm was 80 acres. New Jersey, Massachusetts, Pennsylvania and New York were looked at as four states in the region and how they approach sustaining the agricultural economy.  The figures were presented by Ms. Danis.  Once the figures were presented, as the most densely populated State, New Jersey is not doing their share.  

When the study was done, the numbers represented stated that New Jersey is falling behind.  

Creating a farmers market within the township was discussed.  Ms. Swan stated that it is a lot of work and you have to educate the population.  Mr. DeVault stated that he has 20 vendors at the farmers market in Emmaus and that is not the only thing they do.  Some of them go into the Green Markets in Manhattan, some go down to Philadelphia, they sell in Easton, Nazareth and some even UPS goods into New York City.  Diversity in marketing, as well as production, is the key.  

Cliff Oberly stated that someone has to work off the farm to pay for hospitalization and other insurance.  Doris Rayna stated that everyone who lives in Greenwich Township should understand that farmers are not getting rich.  Their land value is going up, but if you sell the land you can’t farm.  

Mr. DeBroux stated that unless a town  can actually put some sort of financial incentive for the farmers to see a way to pass their land onto future people, the farmer is going to sell their land.  That is their retirement and asset.  The township does not have the luxury of having 20, 30 or 50 farming operations.  The township has a small group and their needs is really going to come down to if the township’s plan works.  The town can plan anything that they want, but in the end the farmers might have to sell the property to get their health care when they are old or whatever they choose to do.  Mr. DeBroux would encourage the farmers that anything that they can do to create an environment for small farmers is the healthiest direction to go.  
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Chairwoman Rayna thanked all of the invited guests for attending.

Meeting adjourned at 8:30 p.m.







Elva N. Pomroy







Planning Board Secretary

