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MINUTES 
MIDDLESEX COUNTY AGRICULTURE DEVELOPMENT BOARD 

Meeting of November 26, 2019 
8:00 p.m. 

Held at the Cranbury Township Municipal Building 
 
 

ATTENDANCE: 
 
 Voting Members: 
 Alan Danser 
 James Giamarese 
 Robert Von Thun  
 Thomas Mancuso   
 Samuel Landy  
 
 Non-Voting Members: 
 Freeholder Charles Kenny 
               
 Staff: 

George Ververides 
Mirah Becker 

 Laurie Sobel 
 Daria Venezia, Esq. 
 
 Others: 
 Susan Payne, Executive Director, SADC 
 Amy Mandelbaum, Northeast Regional Acquisition Coordinator, SADC 
 Tim Von Thun, South Brunswick farmer 

Alan Godber, Lawrence Brook Watershed Partnership 
Garrett Woolf, Monroe Township farmer 
Brendon Pearsall, Preservation Planning 
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I. Pledge of Allegiance and Notification of Adequate Public Meeting Notice  
 

  Mr. Danser called the meeting of the Middlesex County Agriculture Development Board to order at 8:04 p.m. Ms. Sobel stated 
that the meeting had been properly noticed according to the Open Public Meetings Act and all notifications had been provided to 
all local media outlets.    

 
II.   Roll Call                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             

Ms. Sobel called the roll as follows: 
 
Mr. Danser  present  
Mr. Giamarese  present  
Mr. Von Thun  present 
Mr. Mancuso  present   
Mr. Jany  not present  
Mr. Landy  present 

 
III.  Approval of Minutes of the Regular Meeting of December 19, 2018 
 

The minutes of the Regular Meeting of December 19, 2018 were distributed to the members in advance of today’s meeting. A 
motion was made by Mr. Mancuso, seconded by Mr. Giamarese and approved to adopt the minutes of the Regular Meeting as 
presented.  
 

IV.  Correspondence  
 

A.  Invitation -- Destination 2040 Stakeholder Workshop – 12/2/19     
 
The members received an invitation from Freeholder Charles Kenny to participate in the Destination 2040 Workshop that will 
take place on December 2 beginning at 1 p.m. in West Hall at Middlesex County College. The County is holding the workshop 
to get feedback from relevant stakeholders to inform the County’s Comprehensive Master Plan which is currently underway. 
Staff is working with a team from the Rutgers Voorhees Transportation Center to create a Countywide Plan. Information 
gathered at this event will be used to develop the County’s decision making for the next three to five years. The event will have 
discussion sessions centered around at least nine major topics. Breakout sessions will be held Farmland Preservation and 
Agriculture. Participants will have the opportunity to attend two breakout sessions at the workshop.      
 

B.  Farmland Preservation Element   
 

Ms. Sobel informed the members that the County is doing a full stand-alone Farmland Preservation Plan element update that is 
separate from Destination 2040. Staff has begun updating the previous plan. The members’ input will be sought during the 
process. Staff will also be working closely with Bill Hlubik and his team at the Cooperative Extension Service on both plans. The 
Rutgers VTC team is also bringing Brendon Pearsall on board to help work on certain aspects of Destination 2040 based around 
making agriculture more competitive and sustainable in our region that will also be incorporated into the Farmland Preservation 
Plan.  
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IV.  Correspondence (continued) 
 

C.  Solar Installation Request – Sallie Toscano 
 

The members received a copy of the CADB’s approval response letter dated May 2019 regarding Ms. Toscano’s Solar 
Installation Request. 
 

D.  SADC Newsletter, SADC Report Updates and USDA Hemp Production & Farm Bill Guidance Documents 
 

The members received the above referenced correspondence.  
 

E. SADC Funding Updates 
 

Ms. Sobel provided an available funding update. Middlesex County currently has $403,840 remaining in its FY2017 base 
grant. Middlesex County is eligible for up to $5 million in FY2017 competitive funding and up to $2 million in FY2018 
competitive funding. Middlesex County will not be receiving a FY2020 base grant but will be eligible for competitive funding. 
 

F.   PIanning Incentive Grant (PIG) 
 

Ms. Sobel stated that staff is currently working on the County’s Annual PIG Application for FY2021 which is due on December 
16. Office of Planning GIS staff has been working on a very thorough analysis of the five Project Areas and ADAs in order to 
clean up some historical issues within the GIS databases that predate the County receiving parcel data and to identify things 
such as properties currently listed as Targeted Farms where lot numbers have changed due to subdivisions and 
reassignments or where Targeted Farms have been developed or partially developed. There may be a few new targeted farm 
properties added this year. Staff will have more information to share with the board once the FY2021 Application is submitted 
and will provide a summary at the next CADB Meeting.       
 

G. New Applications 
 
Ms. Sobel mentioned that there are a couple of new potential applications in the pipeline. She has been working with the 
owners of a small honey bee and flower farm in South Brunswick and farmer in Monroe who would like to apply to the program 
this year.    
 

H. CADB Public Member Vacancy 
 
Ms. Sobel reminded the members that there is still a public member vacancy on the CADB. She asked that the members 
submit their recommendations to her by e-mail.  
 

I.  Meeting Start Time 

Ms. Sobel mentioned that some members had requested an earlier meeting start time. Mr. Danser stated that in the past, 
meetings were held at 7:30 and 8:00 p.m. However, it was too confusing to have two different start times. If anyone has a 
preference about changing the start time, they should contact Ms. Sobel.    
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V. Old Business  
 

A. Update on the Individual Farm Easement Purchase Applications 
 
     Ms. Sobel presented a report on the status of an easement purchase application as listed below:  
   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Applicant Status 
  
Estate of Anthony Zimbicki, Sr.  The Contract was signed and fully executed in May and the 

title search work was completed in June. The survey bidding 
process was completed in July and August.  
 
The survey contract was awarded in September. The surveyor 
was issued the Notice to Proceed on September 23 and was 
given 45 calendar days to complete Phase 1. The surveyor 
has confirmed that all survey field work is complete and is 
being drafted this week. It is expected to receive the drawings 
for review shortly.      

  
Estate of Ernest Bergfelder There was a slight holdup with getting this application moving 

after the CADB voted to grant Preliminary Approval to this 
application when it was presented to the Board in December.  
 
After that time, Ms. Sobel worked with the Co-Executors of the 
Estate to complete the next Application in the process (which 
is the individual County PIG Application). Staff pulled together 
all of the necessary supporting information, analyses & the 
required GIS mapping for submission to the State. However, 
there were some discrepancies over the tillable acreages that 
the County had mapped out in GIS compared to what the 
State was considering tillable, so a few more site visits to the 
property were required with County & SADC partners and 
different mapping scenarios were considered. The applicants 
recently requested to amend their submitted application—so 
rather than the 3.4 Acre Severable Exception Area (that this 
board granted Preliminary Approval to), the applicants have 
since requested to change the severable exception area to be 
2.0 acres, (which is the minimum lot size in this zoning 
district), and that brings the new tillable calculation to 50% 
exactly, which is the required percentage to meet. 
 
It’s anticipated that the SADC will soon be granting Green 
Light Approval to this amended application, and from there, 
the next phase would begin.   
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V. Old Business (continued) 
 

B. Right to Farm Case Updates 
 

Ms. Venezia provided an update on the four pending Right to Farm cases. Regarding the first three cases, the CADB had 
made determinations that they were Commercial Farms and the landowners have filed applications for a specific practice. Ms. 
Venezia had requested additional information and has followed up with the respective attorneys. However, she is still waiting 
for additional information. The fourth case is for a rodeo held on a property. Preliminary information was received. However, 
more information was requested and has not yet been received.  

 
VI. New Business  

 
A. SADC Presentation: Special Occasion Events on Preserved Farmland  

The Board welcomed Ms. Susan Payne, SADC Executive Director. Ms. Payne made a presentation on Special Occasion 
Events (SOE) on Preserved Farmland. Highlights included the current SOE Pilot Law, Examples of SOEs, Goals, Basic 
Provisions and Other Provisions. See attached PowerPoint for details. 
 
Ms. Payne entertained questions or comments from the attendees. 
 
Mr. Danser asked if events were subject to existing zoning regulations. Ms. Payne replied that if the event required a use 
variance it must be obtained.   
   
Ms. Becker asked if there was a way during the process, that you could require to route back to the municipality to be sure 
that you are interfacing with everyone to make sure the municipality is up to speed on the activity and to make sure it is 
consistent with all of their regulations to make sure that the CADB isn’t functioning in its own orbit. Ms. Payne referred to page 
4, “Copy of all applications need to be submitted to the municipality at least 30 days in advance”. The SADC does think there 
needs to be a looping in of the municipality. If the event is a one-time thing, then individual event approval would apply. 
However, if it is turning into part of the business, the landowner would have to deal with the town.  
 
Ms. Becker thinks if the applicant comes in or someone wants to talk with the CADB about holding an event, it might be best 
for staff to reach out or to tell the person to bring the town in for a technical review committee meeting and go over what you 
are going to need from each party. This way they are fast tracked with the town and the CADB. Ms. Payne thought it might be 
simple enough for the CADB to set standards which could be delegated to staff to make a determination on behalf of the 
CADB. 
 
Ms. Sobel stated that Ms. Payne said that the CADB would issue the permits to the farmers. Ms. Sobel asked if it would be an 
actual permit or would a CADB resolution would serve as the permit. Ms. Payne stated that a resolution with a map attached 
would be sufficient. Ms. Sobel asked if a violation was found, would the CADB have the power to revoke the permit. Ms. 
Payne said that a recommendation would be made to the legislature. Ms. Sobel asked if there would be a special definition of 
special occasion? Ms. Payne indicated that there is no definition of agritourism.  
 
Mr. Mancuso stated as a tax assessor, I am looking at this and it says it has nothing to do with the farmland assessment act. If 
they are not farming. You are opening up a can of worms. As you are speaking, I’ve been to one of these wineries when you 
have the trucks there. As I walked around it didn’t dawn on me, I wasn’t wearing my tax assessor hat, but I said this is not a 
farm. Look at all these trucks and all these roadways that are not really necessary for this property. But I really didn’t think it  
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VI. New Business (continued) 
 

A. SADC Presentation: Special Occasion Events on Preserved Farmland (continued) 

was farmland assessed, but maybe they were. Maybe they should not have been. Ms. Payne stated that they are 
certainly not trying to defeat farmland assessment. Mr. Mancuso stated that he thought they should call their local 
government. The highest and best use of a preserved farm is whatever it could sell for and is more than what it is 
as a farmland assessed farm. You end up with a higher value from an assessment standpoint. They are hurting 
themselves by going into this.  
 
Ms. Payne pointed out that agritourism is growing all across the country. She highly respected Mr. Mancuso’s comment. New 
Jersey is so densely populated and there is this opportunity to make additional funds, but we lose our creditability if we let 
these events become the main economic driver (1:05:16.9) of this property and agriculture is the back drop. I think for reasons 
of farmland assessment and public support and a lot of things we start to lose our way there. I know it is hard for some 
farmers to hear. Some farmers are making very successful livings doing straight up catering operations. They are not on 
preserved farms or have exception areas. It is great for them. On publicly funded preserved farmland, there is just no way the 
SADC is going to have any creditability and say you can have an unlimited number of events. I don’t think that’s feasible. We 
are trying to find a way to encourage it, support it, help farmers become more viable without throwing the baby out with the 
bath water.  
 
Mr. Von Thun asked if it was stated that before the farms hold any kind of events, they have to come before the town even if 
they had existing pick you own? Ms. Payne replied no. Pick your own is a very protected Right to Farm activity. This 
conversation should get everyone to go back and reread the Direct Marketing AMP. Things up to farm to table dinners are 
protectable under Right to Farm. If you are growing chicken and beef and vegetables and you have a dinner that you are 
serving, that is completely permitted on a preserved farm today and completely eligible for Right to Farm protection. That is 
not what we are seeing. We are seeing cases at the SADC that people want RTF protection because they are growing 
strawberries and want to have a wedding in the barn and have a four-course dinner at the end with strawberries on top of the 
cheesecake. That is not legitimate and not in the eyes of the SADC. It is going to be case specific when you have farms that 
are real big producers and what the event is. We are not looking to pull back RTF protection. We are looking forward to push 
forward for more opportunities for farmers than they have now.  
 
I just want to mention farm to table. So, do you expand that if you grow the meat and vegetables and everything and you 
expand that to a wedding event. Ms. Payne said it is conceivable. When the SADC adopted the Direct Marketing AMP is 
answered this question. It said while we did not see weddings being eligible for RTF protection the SADC could adopt 
regulations to make that so. In those regulations, we would have to specify where the food was coming from, where was the 
wine coming from.  
 
Mr. Ververides stated that it would be important to meet with the municipalities because of a potential traffic problem. For 
example, a rodeo is an intensive use and would need to be coordinated with the municipality from a traffic standpoint. Ms. 
Payne indicated that large events should certainly come in for review. A larger lead time would be needed. 
 
Mr. Giamarese asked about family weddings on property. Ms. Payne indicated that family weddings are a personal use. 
Landowners hold church picnics for their church. As long as it is not a rental situation, it would be permissible.       
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VI.  New Business (continued) 
 
A. SADC Presentation: Special Occasion Events on Preserved Farmland (continued) 

Ms. Payne asked that any comments be submitted by the end of the year. She thanked the CADB members for the 
opportunity to present this evening. She looked forward to having her colleague, Jeff Everett, attend the next CADB 
Meeting to present on the new Soil Protection Standards.         

 
VII.      Public Comment 
 

Mr. Pearsall asked if there a minimum threshold of what would clarify as a special event instead of a maximum. For example, 
10 people having a picnic on your farm, is that considered a special occasion. What would be too small for the State to care?  
Mr. Danser stated that some of that would be related to frequency of the events. Because it that’s happening two or three 
times a year, no one is going to care. It is when it is happening multiple times it becomes more of an event. Ms. Payne pointed 
out that there is a provision in the Deed of Easement now that says farmers are allowed to make income on commercial 
recreational use as long as it uses to property in its current condition. If you are not disturbing or improving anything, you 
would be able to do that without permission. Hosting of events as a side business is what the SADC is worried about.  
 
Mr. Tim Von Thun did not see why wineries are getting to have more events than non-wineries. Mr. Danser stated that 
wineries came along sooner, but now there are an amazing amount of breweries and distilleries that are subject to the same 
ABC regulations. He recommended bundling them together and making subject to the same legislation. The SADC will be 
recommending leveling the playing field and dealing with it all at once.       

 
VIII. Next Meeting 

  
The next meeting will be determined.            

 
IX.      Adjournment 
 
         A motion was made, seconded and approved to adjourn the meeting at 9:17 p.m. 
 
 
 
lak 
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