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Pitney Farm Business Plan

View of East Side of Barn at Pitney Farm

Executive Summary
Pitney Farm is an historic twelve acre farmstead in Mendham Township, New Jersey
with seven acres of deed restricted open space. The Friends of Pitney Farm (FOPF), a
501(c)(3) nonprofit corporation formed in 2013 to preserve the farm, proposes to assume
management of the property from Mendham Township through a long-term lease, restore
the buildings and grounds, establish public uses and develop funding streams to manage
the property in perpetuity for the benefit of Mendham residents.

Planned Public Uses
 Bright, spacious work spaces and meeting rooms with Wi-Fi in the Main House
 Quiet and peaceful studio and gallery spaces
 Conference space in the Main House
 Recital and small concert space in the Music Room
 Performance space in the Barn
 Indoor and outdoor event space for community picnics, weddings, garden parties and
fund-raisers
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 Permanent home for local history, with space for display of artifacts and document
storage in a dedicated room
 School programs for Township and Borough elementary, middle and high school
students
 Art, music and dance classes and workshops in the bays of the former garage and art
studio
 Community gardening and horticultural education for children and adults
 A walking circuit through the open space
 Landscaped buffers to maintain privacy

Budget and Timing
Organizing the renovation, operation and fund-raising of Pitney Farm into three phases
will enable selected revenue-producing areas and public spaces, such as the community
garden, to come into use very soon after a lease agreement is reached, and renovations
to continue in subsequent phases to allow greater public access to more areas of the
property sooner. We estimate that it will take two years to complete each phase and expect
to complete all three phases of the project six years after gaining management control of
the property.
Ongoing funding for the maintenance and operation of this exciting new community asset
will be provided by rentals of the cottages and studios, user fees and memberships. Our
operating budgets reflect stainability and grow with each phase, beginning with about
$289,000 in revenues in Phase I and reaching $437,000 by Phase III.
Capital improvement needs and future large projects will be funded by capital campaigns
and grants. Investments of $374,000 in Phase I include needed stabilization work and
limited infrastructure improvements. Phase II’s investment of $665,000 encompasses
continued restoration work. Phase III marks a shift in focus to restoring the large barn and
completing infrastructure work, for $1.9 million.

Public Benefits
The operation and management of Pitney Farm, by FOPF under a long-term lease
arrangement, will be financially sustainable and will relieve the Township of its financial
obligations by:
 Maintaining the entire property, including the 7 acres of designated open space
 Repairing the buildings, and
 Providing sustained municipal income from the annual lease payments for the 5 acres
The FOPF’s plan for Pitney Farm will allow for community use of the property within the
first year and will establish community uses that do not currently exist anywhere else in
Mendham.
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View of West Side of Restored Main House at Pitney Farm

Introduction
The Friends of Pitney Farm (FOPF) is a non-profit organization established in 2013
dedicated to the historic preservation of Pitney Farm and the adaptation of the property to
provide cultural and educational benefit to the community.
We can help the Township and this farmstead do what it has historically and repeatedly
done, adapt and change to meet the needs and demands of each successive generation.
Pitney Farm exemplifies the changes made as each successive generation adapted the
structures to its needs. We see our plan as the next step in its evolution. Keeping what is
best and most useful from the past and utilizing the structures and property to meet current
and future community needs.

Objectives
The FOPF proposes to manage and restore all 12 acres of Pitney Farm to provide
extraordinary cultural and educational benefits to the community. Repaired and adapted,
Pitney Farm’s complex of buildings and campus-like setting will be a valuable community
asset. It will be a Gathering Place for our Community.
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Our objectives are to:
1. Develop a Financially Sustainable Plan: The operation and management of Pitney
Farm must be financially sustainable. Appropriate care and maintenance of the
property requires consistency of management and funding. The current status of the
property and the public’s inability to use it is driven by the lack of funding.
2. Provide Community Access to a Public Asset: Pitney Farm is a public asset and
the community should be able to use and enjoy it. Consistency of access to the open
space and use of the facility are important.
3. Manage the Entire Site: We believe that Pitney Farm’s open space and historic
assets would be best cared for if the entire 12 acre site (including the designated
open space) is managed and maintained as one unit by one group.
4. Adopt a Phased Approach: Adopting a phased approach will allow community use
of Pitney Farm while accommodating the needed restoration and repairs.
5. Enable Community Partnerships: Working in partnership with other non-profit
groups will enable FOPF to focus on its mission of restoration of the buildings and
grounds, while providing high quality programs to the public.
6. Address Community Needs and Historic Preservation: Pitney Farm’s historic
character could be preserved and the need for community spaces could be met in the
existing complex of buildings, representing a unique opportunity to achieve two goals.

Needs Analysis
The acquisition of Pitney Farm by Mendham Township in July of 2009 provided a rare
opportunity for the community to create an invaluable public asset within a place that tells the
story of Mendham’s history. Pitney Farm is a local treasure that has been recognized by the
Morris County Heritage Commission, the New Jersey Office of Historic Preservation, The
Smithsonian Institute, and others. This plan will preserve the historic farm while providing
invaluable benefits to the community. We can meet the following community needs while
respecting the historic complex of buildings and grounds at Pitney Farm. Additional detail
is provided in the Constituents Served and Community Impact section of the Appendix.

Meeting and Program Space
During interviews with the Township Library Board to understand their needs and goals
in the future, they disclosed that current space needs are driven by lack of sufficient staff
space and most importantly, meeting space and space to present programs. Presently, the
very limited space at the library limits attendance for such programs. A survey conducted
in November 2013 with over 400 patrons and non-users of the Mendham Township
Library revealed that adequate meeting space was the area most in need of improvement,
particularly noted were the need for a quiet area and spaces for adult and children’s
programs. One survey respondent encapsulated the responses of many when she said:
“Overall the library needs more space to accommodate individual desks that have access
to outlets. Most students would use the library if they could do their homework in a quiet,
personal space. In addition, the library could use a small fishbowl conference room where
groups of students could work on projects.”
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By allocating rooms in Pitney Farm’s Main House, refreshing them with paint, improving
the lighting, and adding new bathrooms, Wi-Fi, computers and furniture, we can fulfill many
of the meeting and study space needs of our community.

Arts and Education
Several arts organizations have expressed keen interest in renting studio spaces at Pitney
Farm. This includes rental of studio spaces for artists to store their materials and work,
as well as teaching organizations such as the Morris County Arts Workshop (MCAW).
MCAW currently runs successful after school programs in the Mendham schools, as well
as popular programs in their storefront location in Chester. A presence at Pitney Farm
would enable additional types of programs not possible in a school environment, such
as summer camps, hosting artists-in-residence for 2 to 3 day workshops, photography
and video art, technology and 3-D printing. These types of equipment-heavy activities
are not feasible for MCAW to run in schools, where their programs must be mobile. We
view this type of partnership as a win-win for not only MCAW and Pitney Farm, but for
the community. Leveraging the existing known organizations like MCAW creates a known
entity to the public within a new and exciting environment.
Hexagon Players, Mendham’s community theater for more than 45 years, is constrained
by current space availability and has had to leave town to find performance venues. They
would like to create a permanent home for their organization, educational programming
and performances at Pitney Farm.

History and Education
While the FOPF seeks to transform Pitney Farm into a current, relevant part of modern town
life, there are still opportunities to use the property to educate people about its history and
by extension, about the history of Morris County and New Jersey. One room in particular
on the first floor of the main house lends itself to display of photographs and artifacts from
both the Township and Borough Historic Societies, as well as from Pitney Farm.
A close neighbor to the Elementary, Middle and High Schools of the Mendhams, Pitney
Farm would be an ideal destination for history and science study. The Ralston Cider
Mill has become a staple for area schools as a field trip destination, as has the Jacobus
Vandeveer House in Bedminster.

Passive Recreation and Open Space
Our plan is to restore signature gardens and work with the existing layout while transforming
the 7 acre designated open space area into a safe, accessible and well-tended park for
passive recreation, community gathering and enjoyment of a garden landscape. While the
community currently benefits from the 23 hiking paths, 13 playing fields and recreational
areas, plus those at each of our schools, the Mendham Township Master Plan identified
that there is a shortage of passive recreation areas for informal outdoor activities such as
walking, lounging, and gardening. The 7 acres of open space at Pitney Farm is centrallylocated and would be an ideal location for community gardens and a walking path or fitness
circuit that takes advantage of the beautiful garden setting. This circuit will complement
existing recreational facilities in the Township, and will provide accessibility and enjoyment
to all ages and would be designed in keeping with the character of the property and gardens
at the farm.

Pitney Farm Business Plan | Page 5

Gardening

Historic Gardens
The current layout of the grounds and gardens is the legacy of generations of the Pitney
Family’s agricultural and horticultural use of the farm. We will restore and transform the
existing gardens to facilitate their use and enjoyment by the public while preserving and
respecting the documented garden layout. Key historic features such as the 250 year old
Maple Allee, the Walled Garden and Cutting Garden will be restored and replanted. Thanks
to the Pitney Family’s deep and active interest in horticulture, the property is filled with
unusual and beautiful specimen plants and trees that will provide a beautiful and unique
setting for all outdoor activities on site. With the assistance of volunteers, area garden
clubs and societies, we plan to identify and tag many or most of these plants to create a
virtual arboretum right here in Mendham Township. The lawn areas, wildflower garden and
sundial area will be adapted to facilitate public gathering. FOPF has consulted with the
New Jersey Historical Gardening Society to learn effective ways to develop a volunteer
program to restore and maintain the historic garden areas.

Community Gardening
Data supplied by The Land Conservancy tells us that of the 16 community gardens in
Morris County, 7 have waitlists. The average number of plots at these gardens is 78.
The Chester Community Garden, our closest neighbor, has over 100 plots rented out at
$40 each per year. We will repair and renovate the vegetable garden and greenhouse to
facilitate community gardening. The vegetable garden currently has 18 plots and there is
room to add more plots as needed.

Community Partnerships
The Friends of Pitney Farm has partnered with The Land Conservancy of New Jersey,
whose stated mission is to “preserve land and water resources, conserve open space,
and inspire and empower individuals and communities to protect our natural land and
environment.” This nonprofit has provided more than 34 years of leadership in preserving
and protecting open spaces and properties and has led numerous successful capital
campaigns to do so. Leading fund-raising efforts not only for itself, but also for its partners,
has given The Land Conservancy an expertise that will be invaluable to the FOPF with its
capital campaigns.
To date, the Land Conservancy has:
 Saved more than 22,000 acres of Open Space in New Jersey
 Partnered with dozens of community groups and municipalities to purchase
properties that enhance our citizens’ quality of life
 Raised over $25 million for land preservation and stewardship

Programming and Activity Partners
The theme of the FOPF’s plans for Pitney Farm is “Community Working Together.”
Partnerships with other non-profit organizations are an important part of achieving our
vision. Various groups and organizations with similar community service missions will be
able to find a home and necessary facility support at Pitney Farm. We have had ongoing
dialogues with organizations including Hexagon Players, Morris County Arts Workshop
and Morris Arts Council. Endorsement letters from these organizations are included at the
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end of this section. These three established non-profits will represent a dominant presence
in our main operating areas: theater and art in the barn, and arts education, studio spaces
and exhibition areas in the main house and garage wing.

Public Support
Public support and interest in Pitney Farm and FOPF’s effort to save and repurpose the
property have been demonstrated through a variety of means and media, including:
 On-Line Public Petition on Change.org web site
 Letters to the editor of local newspapers
 Media Coverage in local, regional and national new outlets, including The Wall Street
Journal
 Public Attendance and Participation at Mendham Township Committee meetings
 Responses left on our pitneyfarm.org website
Please see the Public Support for Pitney Farm section of the Appendix for a detailed
description and comprehensive list of the above.

Management by the Friends of Pitney Farm, Inc
Incorporation and Tax Exempt Status

The Friends of Pitney Farm was incorporated in the State of New Jersey on August 16, 2013
as a nonprofit corporation under Title 15A of the New Jersey Nonprofit Corporation Act, and
was granted 501(c)(3) nonprofit status as a public charity by the Internal Revenue Service
on May 21, 2015. Under this 501(c)(3), 170 (b)(1)(A)(vi) status, the Friends of Pitney Farm,
Inc. is exempt from Federal income tax. All contributions to the organization are deductible
under section 170 of the Internal Revenue Code. FOPF is qualified to receive tax deductible
bequests, devises, transfers or gifts under section 2055, 2106, or 2522 of the Code.

Current Trustees
All members of the Board of Trustees, currently numbering 10, have financially supported the
project. Some have been involved in efforts to guide Pitney Farm’s future since 2011 beginning
with the Township’s committees, while others have joined more recently. Each trustee brings
valuable professional knowledge to this effort, including decades of experience as:
 Municipal administrator
 Construction management/general contracting professional
 Nonprofit director and grants administrator
 Financial management professional
 Municipal planner
 Community planning professional
 Investment banking professional
 Marketing and business development professional
 Architect
 Graphic artist
A brief biography of each of the Trustees is provided in the FOPF section of the Appendix.
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Insurance
The Friends of Pitney Farm carries two insurance policies, a Directors and Officers Liability
Policy from Chubb Insurance Co. for $1,000,000 and a General Liability Policy from
Franklin Mutual Insurance Co. for $2,000,000.

Professional Consultants
In assembling this Business Plan, the FOPF has benefitted from innumerable professionals
who have given their time and resources to support this plan. We are grateful for the
ongoing assistance and support provided by all, including:
 David Wisotsky, Bohler Engineering
 Anthony J. Pagnotta, PE, Gilsanz, Murray, Stefldek, LLP
 Brian Hirsch, Hirsch Design Group, Landscape Architects
We are assisted by the pro bono legal services of John Pellecchia, Esq., Partner, and
Kellen F. Murphy, Esq., from the firm of Riker Danzig Scherer Hyland & Perretti LLP.
The FOPF will hire a professional manager to oversee the operations of the facility,
supervise the work of contracted professionals, and manage its finances. In addition,
maintenance staff will care for the buildings and grounds of the entire facility.

Endorsement and Support Letters
Please see the following letters from the organizations listed below follow:
 Morris Arts Council
 MCAW
 Hexagon Players
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197 Route 206
Chester, NJ 07930

908-955-7402
www.mcartsworkshop.com
A Not-for-Profit Corporation

October 18, 2015

The Honorable Christopher Baumann
Mayor of Mendham Township
2 West Main Street
Brookside, NJ 07926
Re: Our support for and organizational intention to use Pitney Farm
Dear Mayor Baumann:
As the Executive Director of The Arts Workshop (aka Morris County Arts Workshop) I am
writing to show my support and enthusiasm for the project launched by the Friends of Pitney
Farm to save a local historic landmark while bringing a much-needed facility for the arts to be
based in Mendham.
As our organization operates in many venues, including Mendham Township schools, we
applaud the plans of the Friends of Pitney Farm to bring many of our state, county and local
arts organizations and patrons together in one scenic, historic property. We can foresee many
opportunities for synergy between The Arts Workshop and the Pitney Farm initiative, such as
concerts by our Baroque Orchestra, visiting arts workshops and rental studio space for our
private music lessons. We have discussed many areas of cooperation between our groups, and
we both share the conviction that preservation of the Township’s past can co-exist with a
lively, colorful, vibrant and artistic future.
The Arts Workshop urges the Mendham Township Committee to approve leasing the Pitney
Farm property to the Friends of Pitney Farm and hopes that the Friends will soon have a
guaranteed “roof” under which to begin their important work of restoration of the property
and planning for its new life as a cultural arts center. We are convinced that it will be an asset
for Mendham Township, making the town a nexus for arts patrons of all ages and interests.
Yours truly,

Jane

Jane Shatz
Executive Director
The Arts Workshop
The Hive
Chester, NJ
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Hexagon Players of Mendham
P.O. Box 5
Mendham, NJ 07945
October 27, 2015
This letter serves as an unqualified endorsement of the Friends of Pitney Farm proposal
from the Hexagon Players of Mendham. The Township’s acquisition of the property
presents an historic opportunity to preserve an important piece of our local heritage
while providing valuable improvements to our community’s charitable and social
organizations. We strongly urge the Township Committee to support the Friends’
sustainable proposal and work with them to preserve the property for public use.
Hexagon Players of Mendham, a New Jersey 501(c)(3) corporation, has been
producing high quality community theater since 1970. The company originated at
Grace Lutheran Church, by and for the benefit of church members, but quickly grew to
include performers and attendees from the Township and surrounding
communities. Today Hexagon has hundreds of active members; has garnered dozens
of accolades, including “Perry Awards” (New Jersey’s version of a Tony for community
theater); and is an active participant in New Jersey’s Association of Community
Theaters and the American Association of Community Theaters. We have produced
over 100 musicals, plays, cabarets and educational camps.
Like most social organizations, Hexagon is constrained by space. Storage of costumes,
props, set pieces and sound & lighting equipment are an ongoing expense. More
importantly, meeting and rehearsal space is a constant challenge. A typical musical
takes at least 3 months to produce, averaging at least 3 multi-hour rehearsals per
week. Pitney Farm could support both of these needs. As a true community entity,
Hexagon would be willing to allow other groups, including Township schools, access to
our assets when not in use for one of our productions.
Of greater interest is the long term possibility of a permanent theater. Mendham is one
of the few locations of stature in New Jersey without a fixed performance space. The
state is home to over 300 community theaters. Some of these, like Hexagon, are locally
itinerant, but most have permanent homes (Basking Ridge and Dover have two;
Madison, three).
Adaptive reuse of a building like Pitney’s barn is fairly common for theater groups. Over
the last several years, Bernards Township leased a preserved barn to the Friends of the
Kennedy Martin Stelle Farmstead to provide a home for the arts. Earlier in 2015,
Hexagon produced Tom Sawyer, The Musical in the Farmstead Arts facility. Our
company entered into a revenue sharing agreement with Farmstead so that they took
no risk on the production. We consider this partnership a great success, but our
mission is to be Mendham’s community theater, not a traveling band.
Private funds are available from organizations and endowments committed to the
arts. These will come into play leading into the FOPF’s Phase III. Farmstead Arts has
received over $4.8 million in grants specific to preservation and adaptive reuse from
groups as diverse as the Garden State Preservation Trust; Somerset County Cultural
and Heritage Commission; and the New Jersey Council on the Humanities. In the
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interim, existing rooms can be used for straight plays, dramatic readings, cabarets and
rehearsal. Private renovation & preservation funds from relevant organizations like the
Morris Arts Council, however, will only come with public support from Mendham
Township.
Hexagon’s members have gone on to performing arts programs in college,
Broadway, and television. More significantly, the children of the community who are not
sports-oriented have had a place to develop skills that will help them outside the theater
– public speaking, interior design – and given them a sense of belonging where they
may have had none. Our creativity is useful in producing shows, but also in doing what
is necessary to prepare a production. We have sold out venues in Morristown,
Bernardsville and Basking Ridge. But we are Mendham’s theater. How magnificent will
that first performance be when we perform in Mendham’s theater?
Sincerely,
Colin Dino, President
Claire Kerr, Vice President
Marcy Kwiatkowski, Treasurer
Glenn Thompson, Recording Secretary
Mary Kornick, Corresponding Secretary
Linda Conover, Board Member at Large
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View of the Renovated Garage Wing

Project Description
The Friends of Pitney Farm (FOPF) proposes to manage and restore all 12 acres of Pitney
Farm. Under this plan, the site’s historic character will be preserved and the need for
community spaces will be met using the existing complex of buildings and gardens. In
order to transform Pitney Farm into a Gathering Place for our Community, the complex
of residential and agricultural buildings will be repaired and adapted in three phases to
facilitate:
 Community use, beginning in the first year of FOPF’s management and expanding
over time
 Fund-raising in support of goals for each phase
 Repair and construction of buildings and grounds
The adaptations necessary to support public use throughout the entire project and the
research, planning, design and capital projects to be undertaken in each of the three
phases are described in this section and an overview of the planned projects by phase is
presented in Table A. Site Plans showing the property currently and following each of the
three phases of the project are presented in Figures 1, 2, 3 and 4.
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Table A: Overview of Planned Projects by Phase

Phase 1

Phase 2

Phase 3

Research, Planning and Design
Historic Structures
Report

Site Design w/ Stormwater
Gardens Master Plan
Facility Design: Barn
Facility Design: Main
House

Capital Projects
Rental Cottages

Repair Coop Studio
Cottage

Renovate Farmer’s Cottage
Additional Ice House Work

Renovate Ice House
Main House

Garage Wing: 1st &
2nd fl.
Re-purpose 1st Floor
Stabilize Roof and
Gutters

Continue 1st fl. Re-purpose
Exterior
Second Powder Room
Kitchen

Winterization
Electric
Plumbing
Barn

Winterize and Secure

Site Work

Create Parking Area

Create Parking Area

Create Parking Area

Improve Lighting

Internal Walkways Defined

Landscape N Front

Landscape South Buffer

Landscape East Buffer

Landscape W Front

Remove Foundation
Growth

Widen Entry Drive

Expand Septic

Community Gardens

Walking Circuit

Gardens

Renovate Barn

Stormwater
Management
Restore Maple Allee

Walled Garden Restored
Display Gardens Restored
Other Buildings

Remove Potting Shed

Restore Corn Crib

Remove Tool Shed

Repair Chauffeur
Cottage

Repair Greenhouse

Public Usage and Availability with Phase Completion
Art and Music Studios

Additional Meeting Space

Performance Space

Meeting and Event
Spaces

History Display

Gallery Area

Garden Restoration

Special Event Space

Small Performance
Space Community
Gardens
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Walking Circuit
Catering Kitchen

Figure 1: Existing Conditions at Pitney Farm
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Figure 3: Phase II Completion

Pitney Farm Business Plan | Page 19

Intentionally Blank

Pitney Farm Business Plan | Page 20

BARN

12
10

9

6

PROP. PARKING

50

GRAPHIC SCALE

0
25
50
100

1 INCH = 50 FEET

0

COOP STUDIO

00

CHAUFFEUR COTTAGE

AL
L BEFO R E

PROJECT No.:
DRAWN BY:
CHECKED BY:
DATE:
SCALE:
CAD I.D.:

Phone:
Fax:

200

SHEET NUMBER:

OF

REVISIONS

PROP. PARKING EXPANSION
COMMENT

EXIST. BUILDING TO BE RE-PURPOSED
AS A PERFORMING ARTS CENTER
PROP. OVERFLOW / LAWN PARKING

THIS DRAWING IS INTENDED FOR MUNICIPAL AND/OR AGENCY
REVIEW AND APPROVAL. IT IS NOT INTENDED AS A
CONSTRUCTION DOCUMENT UNLESS INDICATED OTHERWISE.

FOR CONCEPT
PURPOSES ONLY

A PHONE CALL CAN BE YOUR INSURANCE POLICY

PROTECT YOURSELF
ER GR O
UND
UN

THE STATE OF NEW JERSEY REQUIRES NOTIFICATION OF
EXCAVATORS, DESIGNERS, OR ANY PERSON PREPARING TO
DISTURB THE EARTH'S SURFACE ANYWHERE IN THE STATE.

WHAT YOU DON'T KNOW CAN HURT YOU.

YO

PITNEY FARM
AS
DW
10/26/2015
AS SHOWN
CONCEPT PLAN

9
PROJECT:

CONCEPT PLAN
FOR

PITNEY FARM
PROPOSED
IMPROVEMENTS

BLOCK 131.01, LOT 1
COLD HILL ROAD
MENDHAM TOWNSHIP
MORRIS COUNTY, NEW JERSEY

35 TECHNOLOGY DRIVE
WARREN , NJ 07059

www.BohlerEngineering .com
NJ CERT. OF AUTHORIZATION NO. 24GA28161700

(908) 668-8300
(908) 754-4401

PROFESSIONAL ENGINEER
NEW JERSEY LICENSE No. 42951
CONNECTICUT LICENSE No. 22098
NEW YORK LICENSE No. 073745

SHEET TITLE:

PHASE III
CONCEPT PLAN

3

REVISION 0 - 10/26/2015

3

2015 BOHLER ENGINEERING

PHILADELPHIA, PA
LEHIGH VALLEY, PA
SOUTHEASTERN, PA
REHOBOTH BEACH, DE
BALTIMORE, MD
SOUTHERN MARYLAND

NORTHERN VIRGINIA
CENTRAL VIRGINIA
RALEIGH, NC
CHARLOTTE, NC
TAMPA, FL
SOUTH FLORIDA

SITE CIVIL AND CONSULTING ENGINEERING

UPSTATE NEW YORK
NEW ENGLAND
BOSTON, MA
NEW YORK METRO
NEW YORK, NY
NEW JERSEY

DISCLAIMER
This drawing and/or file has been prepared by Bohler Engineering at the request of the Project Owner or his Representative and is being provided solely as a convenience to the recipient. Bohler Engineering makes no representation regarding the suitability for the intended use by the recipient. Further, Bohler Engineering makes no representation regarding fitness of the electronic file for any particular purpose, or suitability for use with any software or hardware. It is the recipient's obligation to understand the design intent and to use this digital data appropriately.
Due to the alterable nature of electronic documents, Bohler Engineering does not make any expressed or implied warranty for the accuracy or completeness of this information. The information, design and content of this file are proprietary and shall not be copied or used for any purpose without prior written authorization from Bohler Engineering.
Only current, signed and sealed plans shall be utilized for construction purposes.
Viewing the contents of this file shall serve as your acknowledgment of acceptance of the above terms and conditions. By opening this file or through the use of the information contained herein, the recipient agrees to indemnify and hold Bohler Engineering harmless from any loss, damage, liability or cost, including reasonable attorney's fees that Bohler Engineering defending such claims, arising from any use or reuse of this electronic document or information.
© 2015 Bohler Engineering.

IO N

FARMERS COTTAGE
-C

CA T

PROP. PARKING EXPANSION

TE
D

P

5
-1

EXIST.ORCHARD

BARN
72

DISPLAY
GARDEN

O

MAPLE
ALLEE
ST

MAIN HOUSE
BARN

-2

WALLED
GARDEN

BARN

00

VEGETATIVE
GARDEN

EXIST.
GARAGE WING
ICE HOUSE

DATE

DI
G!

25

U

EXIST. OPEN SPACE
EASEMENT

LO

TA

LAWN

GA RDEN S

12

-8

PD

REV

1

J:\AMIN SHARIFI\PITNEY FARM\CONCEPT PLAN\CONCEPT PLAN----->LAYOUT: C-03 CNPT

TM

Figure 4: Phase III Completion
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Adaptations For Public Use
In order to meet the needs of the new uses that will find a home at Pitney Farm and protect
the character and historic structures of the property, the following key elements will be
addressed throughout the three phases in order for Pitney Farm to function as a public
place.

Entry, Exit and Internal Drive
The front entrance on Cold Hill Road will be improved to make it safer and more welcoming
to the public. The entrance drive from Cold Hill Road to the center of the property will
need to be widened to accommodate two way transit. All traffic flow within the property will
be directed one-way around the Barn using the existing drive. The existing access from
Shelton Road will be closed to public use and will remain only for emergency site access.

Parking
As public use increases with the completion of each phase, parking will be created to
accommodate the indoor and outdoor uses. Access and parking for each area is noted on
the site plans. Rather than one large central parking lot, parking “pods” are envisioned that
will service each respective use area: main house, artists’ garage wing, rental cottages and
eventually, the barn. The number of parking spaces will comply with code requirements for
regular site use. Temporary parking on the grass will be available if needed.

Buffers and Boundary Definition
Because this proposal changes of use of Pitney Farm, the property boundary definition
and buffering of the adjacent residential properties on Ballantine Road and Shelton Road
will be critical. Currently the edges of the property are an inconsistent mix of fence types
and planted and volunteer trees. Figure 5 presents a cross section of the existing driveway
area planting and demonstrates the gaps in visual screening that currently exist. In order to
address the concerns of neighboring property owners, new six foot fencing will be installed
to provide a visual barrier along the south and east boundary. Trees will be planted to
provide additional screening above the fence up to 20 feet in height. Ground level plantings
will help buffer sound of car trips on the drive. The new buffer area design with plantings
and fencing is presented in Figure 6.

Stormwater Management
Creation of parking areas and widening of the drive will require a means of managing
increased runoff from the modest increase in impervious surfaces.

Wastewater Management
Wastewater management at Pitney Farm is currently handled by four septic systems
serving: the Main House, Chauffeur Cottage, Ice House, and Coop Studio and Farmer’s
Cottages. The septic systems will be upgraded and replaced based on expected usage. If
it is determined that the capacity of the septic systems will be exceeded by periodic large
events, the installation of septic storage tanks for effluent overflows is a viable method and
its installation discussed with the County and Township. These tanks would only be in use
for large events and would be pumped out immediately following their use. For more detail
please see the statement from Bohler Engineering under Engineer Reports heading at the
end of this section.
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Building Code Compliance
Our planned changes to Pitney Farm would be designed to comply with New Jersey’s
Rehabilitation Code, which recognizes the difficulty of bringing older structures into
compliance with modern codes, and the New Jersey Uniform Construction Code. One
premise of this code is that the more comprehensive the scope of a project, the closer into
compliance with modern codes the structure or project must be brought. Also, once the
use of a building or part of a building is changed, in our case from Residential to Business
or Assembly, the project could be subject to the standards of code compliance equal to
the standards of new construction. In order to meet the standard prescribed in the code,
the Main House and Barn renovations may need to apply 20% of construction cost toward
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Figure 5: Existing Condition of Boundary Area
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Figure 6: New Buffer Area Landscape Design
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Hours of Operations
In compliance with requirement set by Morris County, the open space would be open to
the public for individual and informal use from dawn until dusk. For the indoor spaces, we
will follow hours of operation similar to the local public libraries. We expect to have periodic
evening events, which would end by 11:00 PM.

Community Volunteers
Engaging the assistance of volunteers in the care and maintenance of the property is
important to the success of our plan. For example, days or weekends will be dedicated to
community volunteers helping to clean up the property and do minor repairs to buildings.
This will increase public enthusiasm and awareness. Volunteers improving together will
make a significant impact in improving the appearance of the buildings and grounds, which
are currently in an unkempt state.

Phase I: Stabilize and Open Pitney Farm to the
Community
The objective of Phase I is to begin opening the property for public use by focusing on
repairing the buildings that need the least amount of work. In addition to repair and rental
of two cottages and the garage wing, we will begin repair of Main House first floor for use
as community meeting and event space. We will also assume maintenance responsibility
of outside areas and open space (12 acres) to facilitate public use. Buffer boundary
landscape improvements will begin on the southern boundary adjacent to the Ballantine
Road neighborhood.
We will contract for comprehensive structural analysis and historic assessments of
all structures, site design with improved ingress/egress, parking, and boundary buffer
landscaping, facility design for the main house and plan for community gardens and open
space.
In order to establish a steady funding stream for the maintenance of the grounds and
buildings, two of the cottages will be rented to residential tenants and the Garage Wing
will be converted for use as artist studios and rented. We will launch an initial funding
campaign to cover the costs of these necessary repairs and renovation totaling $373,600.
Additionally, funding for arts programs will be applied for in partnership with non-profit
partner organizations. More detailed funding source information is given later in the
Financial Section. A summary of costs for Phase I projects is presented above in Table B-1.
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Table B-1: Phase I Capital Projects and Costs

Phase 1
Research, Planning and Design

Estimated Cost

Historic Structures Report

$ 50,000

Repair Coop Studio Cottage

$12,000

Capital Projects
Rental Cottages

Repair Ice House
Main House

Garage Wing: 1st Floor

$15,000

Garage Wing: 2nd Floor

$5,000

Garage Wing: Art Studio

$6,000

Garage Wing: Roof Repair and
Coating

$50,000

First Floor Re-purposing

$20,000

Electric

$5,000

Plumbing

$7,500

Winterize
Roof and Gutter Repair
Barn

Site Work

$9,000

$5,000
$50,000

Winterize and Secure

$5,000

Roof Repairs

$3,500

Silo Foundation Repair

$10,000

Create Parking Area

$15,000

Improve Lighting

$8,000

Prune or Remove Encroaching
Trees

$15,000

Landscape South Buffer Area

$65,000

Gardens

Community Gardens

$1,000

Other Buildings

Remove (Collapsed) Potting Shed

$1,600

Remove (Collapsed) Tool Shed

$3,500

Repair Greenhouse

$7,500

Total Capital Costs for Phase I:
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$ 369,600

Research, Planning and Design
Research, planning and design during this first phase are important so that all of the work
to follow occurs in order. Three key components during this phase are the site design for
the entire project; detailed plans and drawings for the work to be done on the cottages and
Garage Wing; and design work for the main house in preparation for the improvements
scheduled in Phase II.
It is important to have an Historic Structure Report or Preservation Plan completed. The
purpose of this plan is to identify those features of the buildings and property that can be
identified as contributing to the historic character of the property. This is an important step
in planning for the property’s future so that while renovations and repairs are undertaken,
decision for and care of those features can be taken. This report and identification of
these features will enable FOPF to access significant funds for capital projects on the site
when it is deemed appropriate for all concerned parties. Historic Structures Reports
are identification documents and do not obligate or restrict any particular action or
designation.

Capital Projects
Rental Cottages

The Coop Studio and the Ice House will be repaired, painted and prepared for residential
rental. We have relied on a professional structural engineer to assess the condition of
these buildings. A structural condition assessment from Anthony Pagnotta, PE follows
under the Engineers Report sub-heading at the end of this section. Architects and builders
have assessed the condition of the buildings and estimated the scope of work required
before rental.

Main House
The Main House will be renovated and opened in sections starting with parts of the first
floor, including the Living Room, Reading Room and Music Room. (See Figure 7) This will
enable public use of spaces for meeting, study and events.
 Living Room: Repair and utilize the former living room and library of the main house
to create places for study and meetings with work tables, access to outlets, wireless
internet, improved lighting and a quiet environment.
 Reading Room: The former library, located between the Music Room and the
Living Room and Front Hall, will continue to serve its function as a reading room for
individuals. It would also be a suitable place for a small group to gather or for tutorials
to take place.
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Figure 7: Main House First Floor—Phase I Planned Uses of Existing Rooms

Small Performances in the Music Room
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 Music Room: At the back of the Main House is the large music room that can
accommodate up to 100 people. It is an addition from the 1930’s and is ideal for small
musical concerts, intimate theater performances, cocktail parties, conferences, art
exhibitions, or a speaker series. The music room leads outside to the expansive open
space, where a tent can be erected to accommodate additional outside event space.
This room will be repaired and painted for use by community groups.
 Garage Wing: The entire garage wing comprises its own electrical and heating zone
making it ideal for repair and use, independent of the rest of the Main House. The first
floor of the former garage has a series of five bays, each with its own overhead door.
The spaces can be configured with moveable walls to accommodate one open space,
or three smaller spaces depending on the needs of a particular artist(s). In order to
prepare the space for rental by artists and use for public art programs we will repair
and paint all areas, create an entrance area and add a restroom to the first floor. The
2nd floor of the garage contains four former bedrooms in good condition that will also
be used as artists’ studios or offices. Necessary repairs, renovation and painting will be
done to these rooms as well as the two bathrooms and small kitchen. (See Figures 8a,
8b and 8c)

Barn
No major projects are planned for the Barn until Phase III. During Phase I, important work to
winterize and stabilize the structure will be made to prevent further deterioration. Entrances
and windows will be secured to ensure the safety of all who visit the property.

Site Work
Site work in Phase I includes creation of 10 parking spaces located between the main house
and garage wing, improvements to exterior lighting, planting of the southern boundary of
the property, and removal of trees and shrubs growing around the building foundations,
and large tree pruning and maintenance.
 Gardens and Grounds: Utilizing grant and donated monies, the Community
Garden would be established in the existing vegetable garden plots adjacent to the
Greenhouse.
 Other Buildings: Buildings deemed beyond repair will be removed for public safety.
These include the Potting Shed near the Greenhouse and the collapsed Tool Shed
behind the Garage Wing. Removal of this building will allow space for parking that will
not add to the existing impervious coverage area. Repair and improvements to the
Greenhouse will support Community Gardening and horticultural education at Pitney
Farm.
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Figure 8a: Skylit Studio

Planned Uses of Garage Bays and Studio
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Figure 8b: Garage Bays

Art Studios: The former garage has a series of five bays, each with its own sliding door. The spaces
can be configured with moveable walls to accommodate one open space or three smaller spaces
depending on the needs of a particular artist. The sky-lit studio space is ideal for exhibition space or
workshops.
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Figure 8c: Garage Bays

The second floor of the garage contains a series of rooms in good condition that can also be used
as artist’s studios or offices. The area also contains two bathrooms and a small kitchen.
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Maintenance and Repair
The focus of our maintenance and repair efforts in Phase I are projects that contribute
to the safety of the site for public use, stabilizing buildings for work in future phases, and
assuming care of the Gardens and Grounds.
Yearly maintenance of the gardens and grounds will begin in Phase 1 and will be ongoing
through all years of management by FOPF. Grounds maintenance will include:
 Lawn care and mowing
 Tree work
 Planting, weeding, mulching of planting beds
 Snow removal for walks and drives

Phase II: Restore and Renovate Main House and Gardens
The objectives and goals of the Second Phase of our plan will be to open more areas of
the Main House for community use, to finish repair and rental of the Farmer’s Cottage, and
to continue restoration of the gardens and other needed site work. We will contract for site
design of the improved ingress/egress, parking, and boundary buffer landscaping, a Master
Plan of the restoration and redesign of the gardens and Historic Open Space Structures,
and for the facility design of the barn. We will also work with the Historic Societies and other
interested parties to design displays of artifacts related to Mendham history for the Watkins
Room. Garden restorations and installation of the boundary buffer landscape will continue,
as well as implementing site design for access improvements and parking. A summary of
costs for projects to be undertaken in Phase II are presented in Table B-2.
The second capital campaign to fund restoration and adaptation of the Main House,
gardens and the Farmer’s Cottage will be undertaken and we will continue applying to
private funding sources. We will also continue renting cottages, studio and garage bays to
fund ongoing maintenance of the grounds and facility.

Research, Planning and Design
Priority for planning and design work during Phase II would be the creation of a Grounds and
Gardens Master Plan to lay out goals and priorities for their restoration and maintenance,
and the design work for the Barn re-purposing and restoration.
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Capital Projects
Capital projects to be undertaken in Phase II are described in this section.
Table B-2: Phase II Capital Projects and Costs

Phase 2
Research, Planning and Design

Estimated Cost

Site Design with Stormwater Plan

$25,000

Gardens Master Plan

$10,000

Facility Design: Barn

$10,000

Facility Design: Main House

$25,000

Renovate Farmer’s Cottage

$50,000

Capital Projects
Rental Cottages

Continue Ice House Renovation
Main House

$5,000

First Floor Re-purposing

$12,000

Second Powder Room (ADA
compliant)

$15,000

Kitchen

$75,000

Exterior – repairs

$25,000

Exterior – roof sealed
Garage Wing Moveable Walls

$120,000
$4,500

Barn

Roof

$40,000

Site Work

Create Parking Area

$50,000

Landscape East Buffer

$50,000

Widen Entry Drive

$30,000

Wastewater Storage

$50,000

Walking Circuit

$20,000

Walled Garden Restored

$10,000

Display Gardens Restored

$10,000

Restore Corn Crib

$16,000

Gardens

Other Buildings

Storage Building Repair

Total Capital Costs for Phase II:

$7,000

$ 659,500

Rental Cottages
The Farmer’s Cottage is the second largest cottage on the property and the one in need
of the most extensive renovation to prepare it for rental. Work on this building will include:
 General repairs
 Renovation of kitchen and bathrooms
 Painting of interior
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Main House
Repair and renovation will continue in the Main House in the following areas. Figure 9
shows new areas of the Main House to be opened to public use in Phase II
 Dining Room: The dining room will become a small conference room that will enable
residents to study, read, and have meetings – activities that our current library does not
accommodate.
 A Room for History: The Watkins Room: A room beyond the current dining room
lends itself to housing historic documents as well as displaying artifacts, creating a
“mini museum” of the Mendhams with displays dedicated to the history of changing
land use and agricultural trends and the stories of the families who lived and worked
here. Of particular interest to Pitney Farm’s history is the etched window pane in this
room, a relic from the Civil War era. Other interesting historic elements found at Pitney
Farm include objects from its years when slaves were owned and housed on the farm.
These are the kinds of unique features of the property that make it invaluable as a
teaching tool.
 Kitchen: The kitchen will be renovated to support caterers for events, and for cooking
classes.
 Exterior: Based on the findings of the Historic Structures Report, the need to protect
some interior features, the availability of funds, and the priorities of operation, the
restoration work on the windows and siding of the Main House will be undertaken
during Phase II.

Site Work
Necessary Phase II site work includes the creation of parking for 20 cars as indicated on
the site plan; continuation of the boundary definition and buffer planting program along the
east border. The drive from the entrance to the internal circle will be widened to allow twoway traffic. Any internal walkways that are needed will also be defined.
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Figure 9: Main House First Floor—Phase II Planned Uses of Existing Rooms

Learning about Mendham’s Past in the Watkins Room for History
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Gardens and Grounds
 Walking Circuit: A Walking Circuit will be constructed in the designated open space
area to facilitate fitness walking through the gardens.
 Walled Garden: The Walled Garden is nearly 100 years old and is in need of structural
repair and removal of volunteer trees along Cold Hill Road. The wooden gates will
be replaced in keeping with the style of the existing ones. Planting will be replaced
in keeping with historic records and in support of public uses. This work will be
undertaken based on availability of donations, grant funding and interest.
 Cutting Garden: Work within the Cutting Garden will include any necessary repairs or
replacement of the fencing and gate, restoration of the Grape Arbor and replacement
of plantings based on historic records.
 House Gardens (St. Francis and Eastside): These two gardens designed by Kathleen
Pitney adjacent to the Main House will be restored or redesigned based on interest and
the uses that develop on site.
 Stormwater Pond Garden Established: In keeping with the character of Pitney Farm
the pond created for stormwater runoff will be landscaped to enhance the property.

Other Buildings
The Corn Crib is a unique historic building at Pitney Farm and it will be restored and
stabilized according to the recommendations of the Historic Structures Report.

Maintenance and Repair
Yearly maintenance of the gardens and grounds continues and will include:
 Lawn care and mowing
 Tree work
 Planting, weeding, mulching of planting beds
 Snow removal for walks and drives

Phase III: Renovate the Barn
The focus of this last phase will be the repair and re-purposing of the large barn to take
advantage of its large and dramatic space. Complete restoration and renovation of Large
Barn for use by local groups for programs and events such as art exhibitions, theater
performances and special events. A summary of costs for projects to be undertaken in
Phase III are presented in Table B-3.
We will launch the third capital campaign to cover the costs of the large barn renovation
and adaptation.

Research, Planning and Design
As the capital projects at Pitney Farm near completion this would be the time to create
a facility management plan to provide the necessary support to provide the steady and
consistent repair and upkeep.
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Table B-3: Phase III Capital Projects and Costs

Phase 2
Research, Planning and Design

Estimated Cost

No Planned Projects

Capital Projects
Rental Cottages

No Planned Capital Projects

Main House

No Planned Capital Projects

Barn

Renovate and Re-purpose Barn

Site Work

Create Parking Area
Landscape West Frontage
(Cold Hill Rd) and North Frontage
(Shelton Rd)
Expand Septic
Stormwater Management
Construction

1,500,000
$50,000
$100,000

$75,000
$150,000

Gardens

Restore Maple Allee

$10,000

Other Buildings

Repairs to Chauffeur’s Cottage

$12,000

Total Capital Costs for Phase III:

$ 1,897,000

Capital Projects
Barn

Renovate and re-purpose for Public and Organizational Uses based on the design
developed in Phase II.

Site Work
As part of the completion of the Barn renovation we will create an additional parking
area as shown in the Site Plan. During this phase we anticipate completing the work to
landscape the property boundaries with new landscaping for the entrance and Cold Hill
Road Frontage. Based on determination by County and Towns, any necessary septic work
will be undertaken. (See Figure 4: Phase III Completion)

Gardens and Grounds
Restoration of the Maple Allee will include maintenance and replacement of trees lost to
age and weather.

Maintenance and Repair
Any scheduled repairs will be undertaken to the Chauffeurs Cottage. Yearly maintenance
of the gardens and grounds continues and will include:
 Lawn care and mowing
 Tree work
 Planting, weeding, mulching of planting beds
 Snow removal for walks and drives

Engineer Reports
 Bohler Engineering on Site Planning
 Structural Condition Assessment from Anthony Pagnotta, PE
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35 Technology Drive
Warren, NJ 07059
PHONE 908.668.8300

November 20, 2015
Via Email: omiemedfordryan@gmail.com

Mrs. Omie E. M. Ryan
Friends of Pitney Farm
P.O. Box 532
Mendham, NJ 07945
RE:

Proposed Renovation
Friends of Pitney Farm
Cold Hill Road
Block 13.01, Lot 1
Mendham Township
Morris County, NJ

Dear Omie:
Bohler Engineering has reviewed the available information and taken a look at the proposed three phases of
improvements to the subject property. Based on this review, we have developed a conceptual sketch of the
improvements for your use in presenting the project. A description of these sketches and some of our initial
observations are indicated below.
Phase 1: Includes limited improvements to support the continued use of the four cottages as residential rentals as
well as the use of one of the barns as an arts and crafts center. Additional parking spaces are shown as
necessary. A drywell would be anticipated to mitigate additional stormwater runoff from any new
impervious coverage. This phase also includes the addition of a vegetated buffer along the south edge of
the property to provide screening to the neighboring properties.
Phase 2: This phase includes supplemental improvements to service the use of the main house as an exhibit /
conference seminar program center. Additional parking is contemplated and the main driveway would be
widened. We would anticipate the addition of a stormwater management basin and a drainage swale which
we have shown conceptually. It is also anticipated that the main septic system would be replaced in this
phase. Additional buffer area is contemplated along the eastern property edge as well.
Phase 3: This phase includes additional parking to support the performing arts center. This also includes overflow
parking on some of the lawn areas as needed. Note the additional stormwater will be accommodated in the
basin proposed for Phase 2. Also, the expected traffic patterns will be set up for a one way operation as
shown. It is expected that septic storage tanks would be used for larger events but the permitting for that
would be at the discretion of the County and Town. They would be for use in larger events and would
have to be pumped out after the event. This helps keep the size of the septic system down to what will be
needed regularly.
Other observations:
Driveway sight distance – this appears adequate from the road alignment and general topography.
Obstructions such as tree branches, etc. can be trimmed if necessary.

CIVIL AND CONSULTING ENGINEERS • PROJECT MANAGERS • SURVEYORS • ENVIRONMENTAL CONSULTANTS • LANDSCAPE ARCHITECTS
WWW.BOHLERENGINEERING.COM
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Mrs. Omie E.M. Ryan
Friends of Pitney Farm
November 20, 2015
Page 2 of 2

ADA parking – Since this is an initial concept, ADA parking spaces are not yet shown, but they can easily
be accommodated throughout the site near building entrances.
In summary, there does not appear to be any significant issue from a site engineering perspective that will
prevent the site from being repurposed and utilized as planned.
Should you have any questions or comments concerning this or any other matter, please do not hesitate to
contact our office.
Sincerely,
BOHLER ENGINEERING NJ, LLC

David F. Wisotsky, P.E.
DFW/rs

J:\DWisotsky\Letter-01 (Ryan)docx.docx

CIVIL AND CONSULTING ENGINEERS • PROJECT MANAGERS • SURVEYORS • ENVIRONMENTAL CONSULTANTS • LANDSCAPE ARCHITECTS
WWW.BOHLERENGINEERING.COM
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October 26, 2015
Omie E. Ryan
Friends of Pitney Farm
PO Box 532
Mendham, NJ
07945

RE:

Pitney Farm – Ice House and Farmer’s Cottage – Limited Structural Condition
Assessment
One Cold Hill Road, Mendham NJ
GMS Project No. 15553

Ms. Ryan:
Per your request, GMS performed a limited structural condition assessment of two wood frame
buildings at the above captioned site. The purpose of the assessment was to evaluate the
general condition of the buildings and identify conditions that could be considered indicative of
structural instability.
Scope:
The evaluation was based solely on visual observations of readily accessible areas of
the buildings. No exploratory probes were performed to expose or evaluate underlying
structural members. No calculations or analyses were performed to determine the load
carrying capacity of existing structural members or systems. GMS reserves the right to
amend this report, and the conclusions and recommendations contained herein, should
conditions change or additional information becomes available.
Our evaluation was limited to the two building known as the “Ice House” and “Farmer’s
Cottage”
Findings and Recommendations:
Ice House – The Ice House is a free-standing, one-story, wood frame structure that is
currently unoccupied. Its most recent use was as a residence. It is our understanding
that the building was constructed more than 100 years ago.
The ground floor framing consists of wood beams which span over an inaccessible
crawlspace. Moderate deflection (sagging) of the floor was observed. The sagging is
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Pitney Farm– Ice House and Farmer’s Cottage
GMS Project No. 15553

October 26, 2015
Page 2 of 3

most likely the result of natural long-term deflection of the structure under sustained
loads. This type of deflection is commonly found in older wood structures and is not
necessarily indicative of a structural deficiency. Additional study is required to verify the
actual load carrying capacity of the floor framing. No significant deflection of roof
framing was observed.
Exterior observations showed that the structure was out of plumb, leaning southward,
approximately 3 to 5 degrees (est.) from vertical. The distortion appears to have
occurred prior to the last time the building was renovated and is no longer active. This
conclusion is based on the following observations:


The windows that were installed in the side walls are plumb and show no signs of
distress or distortion.



The sealant around the windows and at the wood trim is dried and cracked, however
no tearing or separations were found. This condition indicates that the width of the
joints had remained constant and that no significant movement in the structure has
occurred since the sealant was installed.



The joints between the wood siding boards are tight and of consistent width.



The interior wall finishes show no cracking or separations that would be consistent
with lateral movement of the structure.



The exposed portions of the foundation walls showed no signs of recent cracking or
movement. Several older cracks had been filled with sealant which appeared to be
quite old. The sealant showed no tearing or separations.

Based on our observations, the leaning is no longer active and does not appear to have
created an unstable or overstress condition in the structure. The structure appeared to
be in generally sound condition.
Farmer’s Cottage – The Farmer’s Cottage is a free-standing, two-story wood frame
structure with a basement level that is accessible from the year yard. Its most recent
use was as a residence, but it is currently unoccupied. It is our understanding that the
building was constructed more than 100 years ago.
The floors showed moderate deflection (sagging) similar to that found in the Ice House.
As described above, the sagging is likely the result of natural long-term deflection of the
structure under sustained loads and is not necessarily indicative of a structural
deficiency. Additional study is required to verify the actual load carrying capacity of the
floor framing. The interior wall finishes showed no cracking or separations that would be
consistent with lateral movement of the structure.
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Pitney Farm– Ice House and Farmer’s Cottage
GMS Project No. 15553

October 26, 2015
Page 3 of 3

Exterior observations showed the building to be plumb and with no evidence of
significant lateral movement or distortion. The exposed portions of the foundation walls
showed no signs of recent cracking or movement. No significant deflection of roof
framing was observed.
Based on our observations, the structure appeared to be in generally sound condition.
END OF REPORT
If you have any questions or require additional information, please contact us directly.
Best Regards

Anthony J. Pagnotta, PE
Partner
NJ PE License No. 24GE03328600
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Intentionally Blank
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View of Repurposed Barn and Bull Pen

Financial Plan
Our Financial Plan rests on three important objectives. First, we will create a sustainable
funding source for the operation and maintenance of the entire property, including the 7
acres of open space from the leasing of the cottages and garage wing studios. Second, we
will fund capital projects through solicitation of private donations and appropriate grants.
And third, we will start an endowment to fund future work on the structures.

Operating and Capital Budget Projections
A summarized view of operating revenue and expense sources over Phases I, II, and III is
presented in Table C. A detailed spreadsheet of Operating Budget Projections is included
in the Appendix.
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Table C: Summary of Operating Budget Projections
(Each Phase represents approximately 2 years)

Phase I

Phase II

Phase III

Operating Revenue
Cottage Rentals1

$ 113,400

$ 148,800

$ 177,600

$ 129,066

$ 146,475

$ 146,475

14,900

29,455

64,280

31,750

43,250

49,000

289,116

367,980

437,355

Lease

40,000

40,000

40,000

Utilities and Maintenance

80,000

91,000

106,000

Other Rental Income
Use Fees

2

3

Operating Contributions
Total Revenue

Operating Expenses

Insurance

5,100

7,300

7,300

78,000

143,000

182,000

Marketing & Other Fees

35,000

39,000

45,000

Endowment

25,737

38,968

46,603

263,837

359,268

426,903

$ 25,279

$ 8,713

$10,453

Staff
4

Total Expenses

Net Operating Income

1. Phase I Cottage rentals: Chicken Coop Studio @ $14,400, Chauffeur’s Cottage @ $33,600, and Ice House
@ $14.400
Phase II Cottage rentals include: Farmer’s Cottage @ $28,800
2. Other Rental income includes 2 storage units @ $150/month and garage artists spaces
3. Use fees include: memberships, barn, other (community garden), rentals in main house
4. Endowment reserve will be 10% of operating revenue for Phase I and 12% for Phases II and III

Operating Revenue Analysis
Major sources of revenue, including rental proceeds from the cottages and artist studios in
the garage, will be discussed in this section.

Cottage Rentals
A unique feature of this property is the ability to earn rental income from the 4 cottages
previously used as staff housing. They are in relatively good condition, having been actively
rented until recently, one of them currently. Rental revenue in Year 1 is limited to 9 months,
allowing 3 months to make needed repairs. Revenues from rentals and use fees increase
with each phase, as more buildings are brought online and used by the public. Three of
the four cottages will be ready to use within the first year after some renovation work. The
fourth needs more extensive work and doesn’t show rental income until Phase 2. Rental
proceeds will be invested directly into further restoration primarily on the main house for
the public’s use and benefit.
The cottages are located in the southeast corner of the property, and are independent of
the areas around the main house intended for public use.
Historic and expected rental fees for each cottage are presented above in Table D. Rent
assumptions are based on recent comparables supplied by local real estate professionals
that are presented later in this section under the Due Diligence sub-heading.

Pitney Farm Business Plan | Page 50

Table D: Proposed Cottages Rent Revenues

Cottage

Description

Chauffeur’s

3 Bedrooms

Ice House

1 Bedroom

Coop Studio
Farmer’s
(begin in Phase II)

Historic
Rent/Month

Proposed
Monthly Rent

Proposed
Annual Rent

$2,800

$2,800

$33,600

$650

$1,000

$12,000

1 Bedroom (Loft)

$1,000

$1,200

$14,400

3 Bedrooms

$1,500

$2,400

$28,800

Garage Bay Studio Rentals
The Pitney Farm location is very attractive for a working artist as it provides quiet, beautiful
surroundings convenient to restaurants and shops in town. The garage bays are in relatively
good condition, operate on an independent electric and heating zone, and have existing
space for parking. The ground floor spaces each have large garage doors, allowing artists
who work in large scale to move their materials and finished pieces in and out easily.
Work required in preparation for rental includes asbestos removal, repainting, improving
the interior and exterior lighting, installing a ground floor bathroom, and repairing the roof
over the skylit studio.
Research into comparable studio spaces shows a high demand for such spaces by artists.
Charges per square foot increase closer to metropolitan areas (art studios in Hoboken
rent for $2.06/sf for a shared space). We have based our rental projections on the per
square foot fees charged by Farmstead Arts in Basking Ridge of $1.98/sf for a private
space. Farmstead Arts has five rental spaces available to artists, all of which are currently
occupied; they are taking names on a wait list. Expected rent revenues for the garage
studios are presented below in Table E and details on the comparables are presented later
in this section under the Due Diligence sub-heading.
Table E: Art Studio - Garage Bay Rental Revenue

Rental Space

Monthly
Square
Rate per SF Footage

Proposed
Monthly Rent

Proposed
Annual Rent

First Floor
4 Bay Garage Area
(one 50’x29’ space)

$ 1.98

1,453

$ 2,877

$ 34,520.90

Private Studio with Skylight
(30’x18’8”)

$ 1.98

564

$ 1,117

$ 13,400.64

Studio 1 (10’7”x12’)
w/ bath, window, closet

$1.98

172

$ 341

$ 4,087

Studio 2 (10’7”x12’)
w/ window, closet, clg fan

$1.98

148

$ 293

$ 3,516

Studio 3 (10’7”x12’)
w/ window, closet, clg fan

$1.98

148

$ 293

$ 3,516

Studio 4 (22’x17’7”)
w/ window, 2 closets, 2 clg fan

$1.98

446

$ 883

$ 10,597

$ 1,810

$ 21,717

Second Floor

Total Garage Bay Rental Revenue: $ 5,803

$ 69,638
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Operating Expense Analysis
Expense numbers are derived from actual historical data for utilities and maintenance.
We have prorated costs based on estimated usage during each phase. Utilities for rental
cottages will be assumed directly by tenants. A summary of operating expenses is presented
above in Table F and more detail is provided in the spreadsheet in the Appendix.
Table F: Summary of Operating Expense Projections

Phase I

Phase II

Phase III

Lease

40,000

40,000

40,000

Utilities and Maintenance

80,000

91,000

106,000

Insurance

5,100

7,300

7,300

78,000

143,000

182,000

Marketing & Other Fees

35,000

39,000

45,000

Endowment

25,737

38,968

46,603

263,837

359,268

426,903

Staff
1

Total Expenses

1. (1) Endowment reserve will be 10% of operating revenue for Phase I and 12% for Phases II and III

We are budgeting a modest salary for a staff person who will coordinate rentals and
scheduling of spaces with 30% in benefits. In Year 1 the salary is $25,000, ramping up to
a professional by Year 3 earning $50,000 plus benefits. In the meantime, we are fortunate
to have a board and group of committed advisers and volunteers who lend their skills and
knowledge pro bono.
We have set aside a percentage of revenue in our Operating Budget for a Capital Reserve
Account. Knowing how difficult it can be to raise funds for an endowment, we think it is
prudent to put a little aside out of our operating budget and thus grow an endowment.
The budgeted annual lease expense is $20,000 based on a lease scenario shared by
members of the Township Committee. The FOPF understands that this expense has not
been finalized and will be part of an ongoing negotiation between Mendham Township and
the FOPF.

Capital Needs Analysis
To develop a realistic growth plan, FOPF have conferred with structural and civil engineers,
real estate, architectural and building professionals, and landscape architects and
horticulturalists. A summary of capital funds needed for each phase is presented above in
Table G.
Table G: Summary of Capital Funds Needed by Phase
Each Phase represents approximately 2 years

Capital Funds Needed
Research, Planning & Design
Building Repairs/Upgrades
Landscape/Hardscape
Other

Total Capital
Expenditures
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Phase I

Phase II

Phase III

50,000

70,000

–

$215,600

$369,500

$1,512,000

104,000

220,000

385,000

5,000

5,000

5,000

$374,600

$664,500

$1,902,000

Capital projects have been prioritized according to their roles in facilitating revenue
producing activities such as cottage rentals, main house rentals and garage rentals. Public
safety, building code requirements and respect for the farm’s residential neighborhood
context are also important factors.
Scheduling capital improvements is closely tied to FOPF’s ability to raise funds.

Capital Campaign Analysis
Our fund-raising strategy rests on capitalizing on the confidence and enthusiasm of the
public for this project. We will use a combination of private informational meetings and
cocktail parties to share information and follow up with donors. We anticipate our vision
of Pitney Farm to be a true community-based project, and will also solicit donations on a
broad base through public information sessions, mailings, and through social media.
We are therefore confident that our budgeted capital campaign target of $350,000 in Phase
I is realistic and achievable. Future targets of $600,000 in Phase II and $1,800,000 in
Phase III will become easier once the initial fund-raising is complete, and after the farm has
been enjoyed by the public for a period of time.
During the course of our Capital Campaign, we will be advised by The Land Conservancy
of NJ, an experienced organization that can provide us with guidance as we assemble our
Case Statement, compile a list of potential donors and hold fund-raising events. A sample
of the marketing materials we have developed to support the Capital Campaign are located
in the Appendix. We also have a website where donations can be made via PayPal. The
address is www.pitneyfarm.org.
It is essential that all parties understand that potential high donors have made it
clear that they will only pledge once the Mendham Township Committee and the
Friends of Pitney Farm have negotiated a lease in principle and publicly announced
this milestone.
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Due Diligence—Supporting Documentation
Rental information from relevant, comparable sources pertaining to Artists’ Studios, Office
Spaces, Cottage Rentals, Event Space, and Community Gardening Plots follows.

Art Studio Rental Comparables
The following rental fees are as of September 16, 2015 and from comparable spaces and
organization:
Location

Description

Rental Rates

Valley Arts District
Orange, NJ

Individual space within shared
studio

$350/month + $40 annual
membership

Printmaking Center of NJ
Branchburg, NJ

Access to open studio with
Printmaking equipment

$250/month + $40 annual
membership

Studio Time
Morristown, NJ

Shared space

$399/month

Project Studios
Hoboken, NJ

Semi-private spaces

$525 to $900 ($1.80/sf)

Private spaces

$500 to $1,600 ($2.78/sf)

Farmstead Arts Center
Basking Ridge, NJ

Private spaces

$190 to $390/month ($1.98/sf)

Cottage Rental Comparables
The following data was supplied by Coldwell Banker in Mendham and represents current
market information as of October 26, 2015. Most of these units have the original kitchens
and bathrooms and are reasonably comparable to the units to be updated and rented at
Pitney Farm.
Bedrooms per
Unit

Range of Monthly
Rents

Average Rent per
Month

Annual Average
Rent

1

$1025 to $1800

$1400

$16,800

2

$1300 to $2450

$1900

$22,800

3

$1900 to $2750

$2400

$28,800
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Community Garden Plot Rental Comparables
We considered the use and fee structure of the following Community Gardens:
Community
Garden

Description

Rates

Duke Farms

Began in 2011 with 210 plots, expanded to
462 plots in 2014

Plot sizes and Fees:

Maximum of 3 plots per gardener – new
gardeners are restricted to 1 plot in their 1st
year

10x10 - $20
15x15 - $40
15x30 - $60

Required Volunteer time: 4 hours for 1st plot,
1 hour additional for each additional plot
Chester Township

120 plots

Resident:
$30 per plot for 1 year
$75 per plot for 3 years
Non-resident:
$40 per plot for 1 year
$100 per plot for 3 years

Hopatcong

Opened 2012 with 46 plots, including 2 raised
plot boxes for the disabled

$25 per year per plot

Monroe Township

Opened Spring 2015 with 96 plots

Plot Size and Fee:

Fully subscribed with waitlist – looking to
expand in 2016 with additional 80 plots

10x10 - $30

Membership Fees
We have established an annual membership rate of $50, which will be required for space
rentals at Pitney Farm for events, artists and gardeners. Those wishing to use meeting or
study space in the Main House will be charged by the hour at a members/non-members
rate. Residents who come to the farm to walk in the gardens or on the fitness circuit will be
invited to make a donation at their discretion.

Models of Success
There are numerous examples of antique buildings being successfully restored and
repurposed throughout New Jersey and the region. These facilities are funded through the
same mix of usage fees, rental income, government, foundation, and community funding
sources envisioned by FOPF:
 Farmstead Arts Center in Basking Ridge (www.farmsteadartscenter.org). This
dynamic community center for the arts is located at the historic Kennedy Martin Stelle
farm and includes a main Revolutionary-era house and restored barn
 The Meadows Foundation in Somerset, four historic homes and barns providing
event and meeting space and other services to the community
 The Ayres-Knuth Foundation focusing on the protection and enhancement of the
historical, agricultural, and environment aspects of the Denville Township Ayres/Knuth
Farm
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 The Jacobus Vanderveer House in Bedminster, a restored Revolutionary-era home
 Acorn Hall in Morristown
 Macculloch Hall in Morristown
 The Hermitage in Ho-Ho-Kus, Bergen County, NJ
 The Mount in Lenox, MA, restored 19th century home, gardens, and stable barn of
Edith Wharton
 The Fells, historic estate and gardens in Newbury, NH
 Bidwell House, restored pre-Revolutionary era home in Monterey, MA
 The Pruyn House and Buhrmaster Barn in Latham, NY
 The Roxbury Barn, a premier wedding and event venue located in Roxbury, NY
FOPF repeatedly looked to Farmstead Arts Center at the Kennedy Martin Stelle Farmstead,
Basking Ridge as a model while developing this plan because it is a close geographically
and very similar in its architectural background and current function.
The following is an excerpt from the Messenger-Gazette published on NJ.com about the
Farmstead Arts Center in Basking Ridge:
The Farmstead was nominated to recognize the methodical approach to restoration and fine
execution of the restoration plan, the achievements of the Friends in opening Farmstead Arts, the
importance of cooperation between municipalities (and other governmental entities) and non-profit
organizations as an effective stewardship model and to highlight the role that historic sites on newly
acquired open public land may play in a property’s future management.
In addition to this year’s 2011 Historic Preservation Award, the Farmstead received the Historic
Society of Somerset Hill’s Lorraine Passmore 2010 Historic Preservation Award, eight Somerset
County Historic Preservation Grants, and two New Jersey Historic Preservation Grants. The most
recent State grant, which was announced last month, will provide $176,000 to restore the interior
of the English Barn to allow for three season use for plays, musical performances, art exhibits, and
education about historic architectural techniques and the agrarian history of the region.
Since its opening to the public in October 2010, over 1000 visitors have attended concerts, exhibits,
workshops, classes, and music lessons at the KMS Farmstead.
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Project Benefits
The Pitney Farm property with its complex of historic farm buildings offers a unique setting
and location to create a place that can be enjoyed by community members of all age
groups and circumstances. The Friends of Pitney Farm, Inc. (FOPF), through a lease
agreement with Mendham Township for the historic structures and non-open space areas
and following this business plan, will provide the funding sources necessary to repair and
manage the entire 12 acre site in a sustainable manner and provide the following benefits:
 Relieve Township of financial obligation to maintain the 12 acres and repair buildings:
From a fiscal perspective, the FOPF will save the Township tens of thousands of
dollars per year on property maintenance, plus the general overhead of Township
professionals’ time and resources spent on managing it. The FOPF will take on the
maintenance, management and administration of all 12 acres of Pitney Farm. This
includes the 7 acres of designated open space, which will remain Township property
and responsibility regardless of the future disposal of the remaining 5 acres. We
will improve and restore the entire facility for the enjoyment of all at no cost to the
Township.
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 Create a financially sustainable plan to improve the property at no cost to taxpayers:
Our plan is financially sustainable. We will operate the property on a net positive
basis and restore and maintain it at no additional cost to the taxpayers. By utilizing a
portion of the property to generate rental income and use fees to support the ongoing
maintenance of the majority of the property, and developing capital funds for the repair
and restoration of the gardens and buildings from private sources, we will maximize
Pitney Farm’s public benefit and value.
 Open Pitney Farm to public use within one year: Within a year of our leasing and
managing the property, FOPF will open Pitney Farm to the public, beginning with the
gardens and Main House’s public room. Pitney Farm’s buildings and gardens will
transform into a place where the community can stroll through the gardens or walk for
fitness on our trail; learn about the arts, horticulture, history; meet with friends for a
conversation or colleges for a meeting, and sit quietly in a spacious and bright space
room to read or study.
 Ensure that the community enjoys the full benefit of its investment in Pitney Farm: Our
community has already invested in Pitney Farm through its purchase in 2009 and the
cost of maintenance since 2014. Our plan ensures that the public gets the full benefit
of this investment.
 Preserve the character and context of one of Mendham’s Historic Places: It provides
a unique setting that is itself part of Mendham’s history, where people can take a walk
in the gardens, do some gardening, learn, look at art or make art and music, or just sit
quietly in a spacious and bright space with free Wi-Fi.
This plan offers the best opportunity to provide all with the benefit of the property over time
while providing a sustainable source of funds for the necessary upkeep and management
of the property.
View of the Re-purposed Living Room: A Quiet Place to Read and Study
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Appendix
Appendix A: Friends Of Pitney Farm, Inc.
Mission

The Friends of Pitney Farm (FOPF) is a non-profit organization established in 2015
dedicated to the historic preservation of Pitney Farm and the adaptation of the property to
provide cultural and educational benefit to the community.

Trustees
Omie Medford Ryan is President of the Friends of Pitney Farm, Inc. Omie served as
chairperson for the Pitney Farm Public Purpose Study Committee (2013-2014) and served
on the Pitney Farm Transition Committee as a member (2011) and chairperson (20122013). Omie holds Masters of Art in Geography from Binghamton University. Omie has
held the position of Associate City Planner in the Waterfront and Open Space Division of
NYC’s Department of City Planning; Natural Resources Planner for Allee, King, Rosen
and Fleming, a NYC based planning consulting firm; and Adjunct Lecturer in Geography
at Colgate University. Omie has lived in Mendham since 2006 with her husband and their
two children.
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Teresa Finlay is Vice President of the Friends of Pitney Farm, Inc. She moved to Mendham
Township with her husband from New York City in 1998. They have 3 sons. She has a BA
in Architectural History from Columbia University, and an MBA in Finance from Columbia
Business School. Teresa worked at the investment bank Donaldson, Lufkin & Jenrette.
She has been on the Board of Trustees of the Schiff Natural Lands Trust since 2009. The
Finlays founded a 501(c)(3) in 2000 that supported the design, fund-raising and building of
the Ralston Playground in memory of their son Nicholas.
Susan Browse is Treasurer of the Friends of Pitney Farm, Inc. and has lived in Mendham
Township in the Pitney Farm Estates neighborhood since 2000. She has an MBA from
Boston University and worked in the banking industry for 16 years. She served on the
Pitney Farm Public Purpose Study Committee. She is a full time mom and volunteer,
holding board positions in several local organizations such as the Mendham Junior
Women’s Club, the Mendham Newcomers Club, both the Cub Scouts and Boy Scouts, the
Mendham Township HSA and the Mendham High School PTO. Her volunteer experience
has included organizing various fund raising events that has brought in over $100,000 for
these charities.
Caroline W. Jacobus is the Secretary for the Friends of Pitney Farm, Inc. She has
served for 30 years as the Executive Director and Director of nonprofit organizations in
New Jersey with a specialization in Grants Administration and Development. She currently
serves as the Grants Administrator for Morris Habitat for Humanity, responsible for writing
and administration of public, private, and corporate grant applications. She was a founding
trustee of two nonprofit organizations—the Women’s Project of New Jersey and the
Women’s Fund of New Jersey—which have grown, prospered, and successfully carried out
their organizational missions. She was the Managing Editor of Past and Promise: Lives of
New Jersey Women, the nationally recognized historical reference volume on 400 years of
New Jersey women and the director, editor and principle researcher for NJWomenCount,
a Rutgers University executive newsletter fostering policies to better the status of women.
She holds a B.A. from Mount Holyoke College and an MSW in Administration from Rutgers
Graduate School of Social Work. She has served on the Session of the First Presbyterian
(Hilltop) Church of Mendham for multiple terms and on the boards of the Mendham Borough
Free Public Library, the Women’s Project of New Jersey, and the Women’s Fund of New
Jersey. Caroline moved to Mendham in 1975.
Richard Blood is the Director of Public Works for Roxbury Township. He has over 20
years of experience with managing public properties, grant administration and municipal
budgeting. He served on the Pitney Farm Public Purpose Study Committee. He attended
Merrimack College, holds a Certificate in Public Works Management from Rutgers
University and has lived in Mendham Township since 1991. He has served on the Library
of the Mendhams Committee and other shared services committees between the Township
and Borough.
Peter Dumovic served on the initial Pitney Farm Transition Report Committee and also
on the Pitney Farm Public Purpose Study Committee. He holds a PhD and is a medical
marketing and business development professional. He has served in board positions at the
Mendham Township Library and Mendham High School PTO. He has resided in Mendham
Township in the Pitney Farm Estates neighborhood for 19 years.
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Marc R. Parette, AIA, PP, LEED AP is a licensed architect in 8 states, including NJ, and
a founding principal of Parette Somjen Architects, LLC a 45 person design firm based in
Morris County. He has more than 30 years of architectural experience, complimented by
over 6 years of experience as the owner of a general construction company. Marc is a
recognized expert in the field of design and construction and has offered expert opinions
and testimony in matters of litigation and before municipal boards and state courts. Marc
maintains a strong connection with his Alma Mater as an appointed member of the Board of
Visitors and The Dean’s Council for the College of Architecture and Design (CoAD) at NJIT
and has lived in the Mendhams since 2002. His Professional Affiliations include:
 American Institute of Architects (AIA), NJ Society of Architects (NJAIA),
 Building Owners and Managers Association of NJ (BOMA),
 United States Green Building Council (USGBC), Deans Council for NJIT,
 NAIOP - Commercial Real Estate Development Association and the Society for College
and University Planning (SCUP).
Erik Sletteland is a Vice President at Structure Tone, an international construction
management/general contracting company. Erik grew up on Pitney Farm, lives locally and
has been active with several preservation, adaptive reuse projects in the area including
the Cowperthwaite Estate now Trump National Golf Club in Bedminster and Natirar in
Peapack.
Tjelda vander Meijden is Artist in Residence at Pitney Farm and has lived in Mendham
Township since 1968. She served on both committees for the Township, the Pitney Farm
Transition Committee and Pitney Farm Public Purpose Study Committee. She trained at
the National Academy of Design and Fine Art and Graphics at the School of Visual Arts,
NYC. She is a plein air painter and Master Printmaker with national and international gallery
and museum exhibitions. She served on the Art Advisory Board at the Halsey Institute of
Contemporary Art, SC, the Print Studio South, SC, and the Printmaking Council of New
Jersey.
P. David Zimmerman is the President of a Community Planning Consulting Firm located in
Morristown, New Jersey. He presently provides professional planning services to numerous
municipalities and private clients throughout the State. He has resided in Mendham for 35
years. Prior to establishing his consulting firm, he taught city planning at Rutgers University
for 14 years. In addition to his consulting business, he has owned, renovated and managed
numerous dwellings, offices and apartments throughout Morris County. Presently, he owns
and manages a mixed use office and apartment building in Morristown.
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Appendix B: Public Support For Pitney Farm
On-Line Public Petition On Change.org Web Site

The largest outpouring of support for the preservation of Pitney Farm and the valuing of
its historic elements as an irreplaceable remnant of Mendham’s heritage came in the form
of public response to the on-line Change.org web site petition (https”//www.change.org/p/
pitney-farm-future/)posted from January-April 2015 by Brian Boden, a Mendham resident
and member of numerous township committees and commissions.
During that four-month period, more than 650 individuals responded to the petition, the
majority from Mendham Township, expressing the need to maintain this township asset for
the use of the community. Many former township residents from across the US wrote in to
support the saving of Pitney Farm. Comments came from as far away as Germany, where
Ernie Maw stated: “This is a true town asset and a solid solution needs to be found that will
ensure that it is maintained. What if this “just sell it” approach was taken with the Cider Mill,
Ralston Store, the Wick House, Fosterfields, or even Washington’s Headquarters? Those
empowered by the people need to deliver a solution other than selling it for development.
That is what they were put in place to do. If this is not worth preserving, then what is?”
Closer to home, Mendham resident Linda Alexander stated: “I want to preserve Pitney.
I’m tired of hearing we can’t raise taxes. We NEED some public facilities in Mendham
Township. We are an embarrassment compared to our neighboring towns’ facilities for
residents. Shameful.”
Former Township elected officials including Kathryn Porter and Brian Phelan expressed
deep support for the efforts to preserve Pitney Farm, as did President of the Mendham
Borough Historic Society Elizabeth Drake.
The following documents relating to the Change.org on-line petition in support of Pitney
Farm are located on-line at http://pitneyfarm.org/friends-of-pitney-farm/business-plan/:
1. PetitionNames&Addressesasof2-8-15.pdf
2. Pitney petition comments 2-5-15.pdf
3. Pitney-Petition-Remarks-Change.pdf

Letters to the Editor
Pitney Farm has been the subject of numerous Letters to the Editor from concerned citizens
published in the local Observer-Tribune newspaper over the past 6 years. Mendham
Township resident David Bailin compiled a 68-page compendium of public discussion
over Pitney Farm, including a series of letters to the editor from interested citizens dating
from the purchase of the property in 2009 right up through February 2015, when Bailin’s
document was created.
Support for preserving and re-using Pitney Farm for the benefit of the community is
overwhelmingly expressed by the authors of these letters.
The following selected documents relating to Letters to the Editor are located on-line at
http://pitneyfarm.org/friends-of-pitney-farm/business-plan/:
1. BailinCoverLtrSavePitneyBook.pdf
2. Save Pitney Book.pdf
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3. 2015Pitney_Farm_Jacobus.pdf (1/13/15 Letter to the Editor)
4. LettertoEditorClinedinst2-14-15.pdf
5. LettertoEditorJacobus2-11-15.pdf
6. LettertoEditorJacobus3-30-15.pdf
7. PreservePitneyFarmLtr&NoMoreResidentialDevelopmentInMendhamLtr4-23-15.pdf
8. Don’tBuyMisstatementsAboutPitneyFarm4-30-15.pdf
9. PitneyFarmRezoningTriggersIre&BackPlanToLease...8-13-15.pdf

Media Coverage
Area journalists and editors have weighed in over the past 6 years through numerous
articles and editorials on the need to make the best community use of the Pitney Farm
buildings and property. Their articles have been overwhelmingly in favor of preserving
Pitney Farm and using it for the public benefit.
The September 10, 2015 article by Kate King of the Wall Street Journal focused on
historians’ efforts to prevent the auction and residential redevelopment of the Pitney Farm
property. On the same date, the Observer-Tribune weighed in with an article documenting
public support for the Friends of Pitney Farm Summary Business Plan presentation for
preserving Pitney Farm. Covering the same subject, Ben Horowitz of NJ Advance Media
for NJ.com, covered the Friends’ Business Plan presentation in September.
An August 13, 2015 Observer-Tribune article, “Pitney Farm rezoning triggers ire,” covered
community reaction to the vote by the Mendham Twp Committee to re-zone the remaining
5 acres of Pitney Farm, stating that “the township bought the historic Pitney Farm in 2009
to avoid further residential development on the tract.”
On July 29, 2015, an Observer-Tribune article focused on the vote by the Mendham
Township Committee to rezone the Pitney property despite the unanimous vote by Mendham
Twp Planning Board recommending that the proposed re-zoning was inconsistent with
the township’s Master Plan. On the same date, NJ Advance Media for NJ.com published
an article on the re-zoning of Pitney Farm, but focused also on the proposal put forward
by Committeeman Frank Cioppettini, to lease the Pitney Farm property to the Friends of
Pitney Farm.
In mid-July, Pitney Farm again received coverage both from the Observer-Tribune and NJ
Advance Media for NJ.com. Both media outlets featured the unanimous ruling by Mendham
Township’s own Planning Board that the proposed re-zoning of the 5 acre Pitney Farm tract
was inconsistent with the township’s Master Plan goals of “preserving the rural character of
the municipality” and the “advancement of historical or cultural facilities.”
The annual list of New Jersey’s 10 Most Endangered Historic Sites, announced on May 14,
2015 on the steps of the War Memorial in Trenton, was featured both on the Preservation
NJ web site and in an Observer-Tribune article. Pitney Farm, in Mendham, NJ, won the
sad distinction of being listed on this year’s Most Endangered NJ Historic Sites listing. In
the opinion of the historic preservationists at Preservation New Jersey, Pitney Farm is a
rare, largely-intact example of an eighteenth-century farm that provides a vivid picture
of the evolution of farming and farm life in the Garden State. Preservation New Jersey
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encourages Mendham Township to vigorously pursue means to retain this special asset.
PNJ recommends as a first step that the township work with the Friends of Pitney Farm and
transfer operations to their care.
An April 30, 2015 posting on the Patch.com web site detailed the threat to the historic
property and what interested citizens could do to support the preservation of Pitney Farm.
The April 23, 2015 Editorial in the Observer-Tribune cautioned the members of Mendham
Township Committee to “Slow down on Pitney,” reminding them that the property was
originally purchased by the Township to prevent the residential redevelopment of the
property. This editorial focused on the irreplaceable historic value of the structures and
urged the Committee to explore all possibilities before taking an irreversible step to sell the
property to developers.
Robert Hennelly’s lengthy February 2015 article focused on the need to look more deeply
into Pitney Farm’s history, notably its possible ties to the institution of slavery. This historic
research would be stopped and lost forever if the property were sold for residential
redevelopment.
Pitney Farm appeared in area newspapers from before its purchase by the Township,
up through the current efforts to save the farm. Back in mid-2009, the Observer-Tribune
covered the purchase of property.
The following selected documents relating to articles and editorials regarding the value
of Pitney Farm to the community are available on line for review at http://pitneyfarm.org/
friends-of-pitney-farm/business-plan/ :
1. 2015Sept10_Wall_Street_Journal_article_Pitney_Farm.pdf
2. PitneyFarmRezoningTriggersIre&BackPlanToLease...8-13-15.pdf
3. PitneyFarmRezonedToAccomodatePotentialHousingDevelopment7-29-15.pdf
4. MendhamTwpVotesToRezoneEx-FarmProperty...7-29-15.pdf
5. OpenSpaceAdvocatesWinBattleOverEx-farmInMendham7-19-15.pdf
6. EffortToDevMendhamTwp’sPitneyFarmStalled7-15-15.pdf
7. 2015 10 Most Endangered Historic Sites in NJ: http://preservationnj.org/site/ExpEng/
8. Slow down on Pitney_Observer-Tribune Editorial_April 23, 2015.pdf
9. Analysis: Lost history in plain sight? A case for digging deeper at Pitney Farm in
Mendham_Observer-Tribune News-Mobile Adv2-20-15/html

Attendance and Participation at
Mendham Township Committee Meetings
Interested citizens have attended Mendham Township Committee meetings in large
numbers on numerous occasions when Pitney Farm was on the Agenda. Audiences of
up to 70 supporters have routinely come out to express their belief that Pitney Farm is an
irreplaceable remnant of our Colonial history and should be preserved and used for the
community’s benefit. When supporters were asked to stand, virtually the entire audience in
the meeting room stood up to express their support of saving Pitney Farm.
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Public Response To pitneyfarm.org Web Site
The Friends of Pitney Farm web site, pitneyfarm.org, was launched on 3/29/2015, and has
since that date have received 4,455 page views from 1,973 unique visitors.
Since March 2015, the web site has regularly received comments from the public expressing
support for the preservation and adaptive re-use of the complex of Pitney Farm buildings
and property. A selection of recent remarks includes:
Pazniokas Paul, September 15, 2015: [One thought on “Summary Plan Presented to
Mendham Twp”] This is one of those moments in a town’s history where its residents can
do something great for future generations. How can my wife and I help?
Nancy, July 17, 2015: [Regarding “Development of Pitney Farm Stalled” posting on the
pitneyfarm.org web site] Mendham’s two most appealing attributes are its rich history and
beautiful open spaces. Developing Pitney Farms could not be more antithetical to either. I
was so relieved to read this decision.
Bill Meyer Jr, May 29, 2015: [Regarding Pitney Farm One of 10 Most Endangered NJ
Historic Sites] My grandfather P.H.MEYER is the last surviving worker from the Pitney
Farm. It is a shame it is falling apart.
The pitneyfarm.org web site is viewed by thousands. It was this web site which caught the
attention of Wall Street Journal writer Kate King, leading to her September 10, 2015 article
on Pitney Farm.
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Appendix C: Constituents Served and Community Impact
Current Lack of Facilities in Mendham

As an integral component of its research, the Pitney Farm Public Purpose Study
Committee conducted extensive interviews with 10 community groups or committees, and
6 departments of the Mendham Township administration and researched the Communities
Facilities Plan (CFP) section of the Master Plan of Mendham Township (2006), as well
as the Municipal Facilities Siting Analysis (MFSA) report of 2008 and the Four Towns
Recreation Plan (FTRP) of 2009 to determine the level of need and interest in making use
of the spaces at Pitney Farm.
The community groups and committees surveyed included:
 Mendham Township Library
 Hexagon Players of Mendham
 Mendham Area Senior Housing Corp.
 Brookside Garden Club
 Mendham Township Historic Society
 Mendham Borough Historic Society
 Mendham Township Green Team
 Mendham Township Recreation Commission
 Morris County Arts Workshop (MCAW)
 Morris Arts (MA)
The Township administrative departments surveyed included:
 Township Administrative Offices
 Brookside Engine Company
 Mendham First Aid Squad
 Township Police
 Ralston Engine Company
 Department of Public Works
The Pitney Farm Transition Report (2011) and the Pitney Farm Public Purpose Study
Committee Report (2014), available on the Mendham Township web site, document the
usability of the existing Pitney Farm. These two citizen commissions found that there was
both the potential and the mandate to use the extensive facilities at Pitney Farm to meet
many needs in the Mendhams. Community meeting space was identified as a particularly
high priority usage for Pitney Farm. Local arts education groups are thriving and need
expanded space to offer scores of programs to hundreds of students. Our schools already
make extensive field trip use of the Ralston Cider Mill Museum and the Jacobus Vanderveer
House and would welcome Pitney Farm as an educational destination.
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Summarized responses from each group in 2014 include:
1. Mendham Township Library: Presently located in first floor of Township Municipal
Building in Brookside. The present space is comprised of collection space, very little
meeting, staff or events / program space available. The library’s vision is to create a
new library with accessory parking and outdoor space. Library wants to engage the
community with a broad range of full family experience in their new space.
2. Hexagon Players: This 40 year old drama company typically produces two shows
per year at Grace Church. They need a permanent “home” with permanent stages,
lobby, storage, etc. Such a facility would allow expanded productions and new
programs, such as summer drama camp. Want a facility with 150-350 seats.
3. Mendham Area Senior Housing Corp.: Presently, there are 40 senior units next
to the King’s Shopping center. Their main function is housing, but they do have
programs (about 2 per month) for seniors at their location or library. Would like to
have more, but have no space for such or resources to fund.
4. Brookside Garden Club: Meets once a month September through May. They
host various speakers and programs throughout the year. They currently meet at
The Brookside Community Church but have in the past stated a need for a more
permanent home.
5. Mendham Township and Mendham Borough Historic: While each has a different
governmental function, they both have very similar space needs: storage space for
historic maps, documents, furniture and memorabilia. Second, they need display
space for these items to be viewed by the public, and meeting space.
6. Mendham Township Green Team: This Township Committee is the “green” and
“sustainable” group in the Township. Their mission is to elevate Township sustainable
certification through programs and projects such as: farmer’s market, green fair,
community gardens, and education programs/events. They are keenly interested in
coordinating their mission with Pitney Farm facilities. They are recipients of State
funding for their mission agenda.
7. Township Recreation Committee: Their mission is to provide recreation
opportunities for all ages. The biggest problems is lack of space to run the full
range of recreation programs. Would like to have a multipurpose community center
to host the full range of indoor (mostly), but also outdoor programs needed by the
community, perhaps at the refurbished barn.
8. Morris County Arts Workshop: Presently, this teaching organization uses ca. 2400
sq.ft. at the Chester (Shop-Rite) Shopping Center. They provide a wide variety of
classes for children, teens and adults in art, ceramics, drama, music, plus a summer
camp. Would like to provide same at Pitney Farm. Envision Pitney Farm as a Center
for the Arts.
9. Morris Arts Council: This nonprofit receives funding from governments, foundations
and individuals to encourage the arts in the county. Also, sponsor concerts in the
County. They grant about $50,000 per year (about 32 grants). Also, conduct arts
workshops at schools. They would like to provide concerts and workshops at Pitney
Farm and programs at Mendham schools.
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Mendham Township Master Plan
In addition the Mendham Township Master Plan sites the following deficiencies that remain
unaddressed:
 Administrative Office Space is inadequate for office, storage, and meeting room needs
for both the paid administrative staff and for the volunteer committees and boards.
 Mendham Township Library: A private, nonprofit “Association” library. The Library
reports the need for more storage, work and office space; a meeting room; and space
for children’s activities. In addition, space for computers, a study area for senior
students and adults, and more stacks is needed.
 Township Police: The department is basically satisfied with its existing facilities,
although it would benefit by a detention cell and record space.
 Ralston Engine Company: The main deficiency of the Firehouse is the need for
additional space for equipment maintenance and storage.
The Mendhams have 23 listed hiking paths on the hikemendham.org web site. We have
13 playing fields and recreational facilities in the township alone, not counting the fields at
each of our schools. But the Mendhams lack dedicated spaces for the arts. Pitney Farm is
uniquely situated and designed to offer that space.

Results of Library Study
The 2014-2018 Strategic Planning Committee of the Mendham Township Library conducted
a space analysis of the current Library building using a formula that determines the size
of a library given demographic and other community-related information. “As a result …,
it was determined that … the amount of space needed … is dramatically larger than our
current 4,150 sq.ft. of space. In addition, our space is smaller than surrounding highly-rated
libraries.” Several survey respondents mentioned a desire to merge with the Mendham
Borough Library. While the MTL board is open to this approach, history indicates that
efforts need to focus on what can be achieved within a five-year time frame. As a result,
the MTL board in consultation with the Mendham Township Committee decided to focus its
Strategic Plan on the current library while factoring in possible Pitney Farm opportunities.
A survey conducted in November 2013 with over 400 patrons and non-users of the
Mendham Township Library revealed that the facilities regarding adequate meeting space
was the area in need of most improvement. And in particular, quiet space; space for
adult programs; space for children’s programs. One survey respondent encapsulated the
responses of many when she said: “Overall the library needs more space to accommodate
individual desks that have access to outlets. Most students would use the library if they
could do their homework in a quiet, personal space. In addition, the library could use a
small fishbowl conference room where groups of students could work on projects.”
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Appendix D: Relevant History of Pitney Farm
Pitney Farm is historically valuable, a rare pre-Revolutionary farmstead located at One
Cold Hill Road, lived in by 11 generations of one family who were among Mendham’s
earliest settlers and for many generations one of its most prominent families. The farm
has long been recognized by the community as a local landmark. Its extensive complex of
buildings and landscape features encapsulate the transformations that have taken place in
300 years of New Jersey’s history, from an 18th/19th-century farmstead into an early 20thcentury country place. The saving of Pitney Farm is specifically stipulated in Mendham
Township’s 2002 Master Plan because of its historic significance. The Mendham Township
Historic Preservation Committee and 3 recognized historic preservation experts have all
documented the historic importance of Pitney Farm and strongly advocated for saving the
farmstead’s structures. Pitney Farm is listed on the Morris County Heritage Commission’s
listing of significant historic sites. Finally, Pitney Farm has been deemed by the NJ Office
of Historic Preservation to be so historically significant that they issued a Certification of
Eligibility on 2/24/2015, certifying the Pitney Farm Historic District – the entire 12 acres –
eligible for listing on the NJ and National Registers of Historic Places because it meets 3 of
the 4 criteria. Meeting just one criteria is sufficient to warrant listing.
The story of Pitney Farm parallels the history of Mendham Township and the reuse of the
property for public purposes provides the community with a unique opportunity to preserve
and interpret that rich heritage while meeting 21st century community needs expressed by
many organizations and citizens.
For nearly as long as there has been a Mendham, New Jersey there has been a Pitney
Farm. The “Pitney Oak”, an old oak tree that stood at the intersection of Mendham Road
East (Route 24) and Cold Hill Road until 1984, was the marker from which surveys
establishing much of present day Mendham property boundaries were delineated. The
property exemplifies Mendham’s agricultural past and many residents now live on what
was once part of Pitney Farm.
What has transpired on and around Pitney Farm since 1720 is a reflection of our town
and its evolution from a rural farming community to a residential suburb. Pitney Farm has
stood through this nation’s history, its war for independence, its expansion from 13 colonies
to fifty states, its civil war, and two world wars. It has born witness to an ever changing
economic landscape of agricultural boons and busts, and an industrial revolution.
Morris County Tax records show a dwelling on the site as early as 1720 and a deed
conveyed first to Jonathan then to James Pitney sometime between 1722 and 1760. Many
of the eleven generations of Pitneys to live on the property responded to the challenges of
their times and distinguished themselves through their participation and leadership. Mahlon
Pitney, son of James, headed the local militia and fought with Washington in the Battle of
Long Island. His son, Mahlon 2nd, established a distillery and forge on the property, taking
iron ore from Dover, firing it into blooms and transporting it by wagon to markets in Newark,
Elizabeth and New York City. He developed the first aqueduct in town and, in later life,
was sought out by many in the community for his good counsel on issues both public and
private.
His son Henry Cooper Pitney attended the Hilltop School in Mendham and went on to
graduate from Princeton. He practiced law in Morristown and through a long and venerable
career, rose to become the Vice Chancellor of the Court of New Jersey. During his lifetime,
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the farm established peach orchards and shipped their product to market via the Rock‐a‐
Bye Railroad. When an additional water source was needed to meet the demands of
residents and businesses within Mendham’s town center, he generously donated the
water rights to property he owned. Two of his sons continued in the practice of law. John
O. H. Pitney founded the firm today known as Day Pitney, and Mahlon Pitney III was a
Vice Chancellor of the New Jersey Court and was appointed the 65th Justice of the US
Supreme Court by President Taft. Dr. Jonathan Pitney, who left Mendham in 1820 and
settled in Absecon, NJ, was instrumental in convincing the municipal authorities that a
railroad to the beach would be beneficial and has been affectionately referred to as “The
father of Atlantic City.”
Pitneys have served with distinction during the Revolutionary War, the Civil War, World
Wars I and II, and Vietnam. Joseph Watkins (son of Phebe Pitney Watkins) died from
wounds received in the Battle of Williamsburg in 1863, a record of which is etched in a
windowpane at the farm and is still visible today. John Williams Pitney was lost on the USS
Juneau during the Battle of Guadalcanal. Both he and John Duncan Pitney, who served
in Vietnam, were awarded the Purple Heart for valor. At various times between 1821 and
1981 members of the Pitney family served on the township’s governing body. Until 2009,
the Pitney homestead was the only residence in the Township to remain in one family since
being built.
Washington’s Headquarters (Ford Mansion) would have been razed in 1923 if a small
group of citizens -- the Washington Association – had not stepped forward and rallied the
community to save this treasure of our nation’s heritage. Macculloch Hall was purchased
and restored by Morristown philanthropist W. Parsons Todd. Mount Vernon was saved
from ruin by The Mount Vernon Ladies’ Association in 1858. And the derelict buildings
at Williamsburg were restored by the Rockefeller family. Our community and our nation
will forever be the beneficiaries of those who stepped up and preserved the buildings
where our history took place. Our children, families and seniors will be better served if we
make use of our valuable historic structures to provide space for art and music classes,
for community gardens, for groups to gather and celebrate what is best about living in the
Mendhams, rather than knocking down one of our oldest and most resonant farmsteads so
that yet more houses can be built.
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Appendix E: Operating Budget Projections
Assumptions

Year 1

Y2

Y3

Y4

Y5

Y6

Main House Use
Events per Year
Revenue per Event
Music Room Rentals/Year

1

2

3

4

5

6

$1,000

$1,000

$1,000

$1,000

$1,000

$1,000

$1

$2

$3

$4

$4

$4

Music Room Revenue/Event

$500

$500

$500

$500

$500

$500

Meeting Room Rental Hours

0

10

15

20

20

20

$35

$35

$35

$35

$35

$35

1

1

1

1

1

1

15

25

30

35

40

40

$10

$10

$10

$10

$10

$10

Large Bay Rental Revenue/Month

$2,877

$2,877

$2,877

$2,877

$2,877

$2,877

Number of Months Lg. Bay Rental

9

12

12

12

12

12

Revenue per Hour
Concerts/Year
Tickets/Concert
Ticket Price

Garage Use

Skylit Studio Revenue/Month

$1,117

$1,117

$1,117

$1,117

$1,117

$1,117

No. Months Skylit Studio Rental

9

12

12

12

12

12

2nd Floor Studio #1 Rev/Month

$341

$341

$341

$341

$341

$341

No. Months Studio #1 Rental

9

12

12

12

12

12

2nd Floor Studio #2 Rev/Mo.

$293

$293

$293

$293

$293

$293

No. Months Studio #2 Rental

9

12

12

12

12

12

2nd Floor Studio #3 Rev/Mo.

$293

$293

$293

$293

$293

$293

No. Months Studio #3 Rental

9

12

12

12

12

12

2nd Floor Studio #4 Rev/Mo.

$883

$883

$883

$883

$883

$883

No. Months Studio #4 Rental

9

12

12

12

12

12

Barn
Barn Events/Year

0

0

0

0

1

2

$6,000

$6,000

$6,000

$6,000

$6,000

$6,000

$1,200

$1,200

$1,200

$1,200

$1,200

$1,200

9

12

12

12

12

12

$1,000

$1,000

$1,000

$1,000

$1,000

$1,000

9

12

12

12

12

12

$2,800

$2,800

$2,800

$2,800

$2,800

$2,800

12

12

12

12

12

12

$2,400

$2,400

$2,400

$2,400

$2,400

$2,400

Number of Months Rented

0

0

0

12

12

12

Storage Building Units

2

2

2

2

2

2

Storage Bldg. Rev/Mo.

$150

$150

$150

$150

$150

$150

12

12

12

12

12

12

Revenue per Event

Cottage Rentals
1BR Chicken Coop Studio Rev/Mo.
Number of Months Rented
1BR Ice House Rev/Mo.
Number of Months Rented
Chauffeur's Cottage Rev/Mo.
Number of Months Rented
3BR Farmers Cottage

Number of Months Rented
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Year 1

Y2

Y3

Y4

Y5

Y6

Memberships, Classes, Gardening
Memberships
Revenue per Membership
Classes/Year
Class Fee
# of Community Gardening Plots
Annual Revenue per Plot

50

100

125

150

250

250

$50

$50

$50

$50

$50

$50

10

15

20

25

30

30

$50

$50

$50

$50

$50

$50

12

18

18

18

18

18

$30

$30

$30

$30

$30

$30

Annual Operating Revenues
Year 1

Y2

Y3

Y4

Y5

Y6

$1,000

$2,000

$3,000

$4,000

$5,000

$6,000

$500

$1,000

$1,500

$2,000

$2,000

$2,000

Main House Use
Event fees
Music Room Rentals
Meeting Room Rental

$-

$350

$525

$700

$700

$700

$150

$250

$300

$350

$400

$400

Large Bay Rental

$25,891

$34,521

$34,521

$34,521

$34,521

$34,521

Skylit Studio Rental

$10,050

$13,401

$13,401

$13,401

$13,401

$13,401

2nd Fl Studio #1 Rental

$3,065

$4,087

$4,087

$4,087

$4,087

$4,087

2nd Fl. Studio #2 Rental

$2,637

$3,516

$3,516

$3,516

$3,516

$3,516

2nd Fl. Studio #3 Rental

$2,637

$3,516

$3,516

$3,516

$3,516

$3,516

2nd Fl. Studio #4 Rental

$7,948

$10,597

$10,597

$10,597

$10,597

$10,597

-

-

-

-

6,000

12,000

10,800

14,400

14,400

14,400

14,400

14,400

9,000

12,000

12,000

12,000

12,000

12,000

33,600

33,600

33,600

33,600

33,600

33,600

-

-

-

28,800

28,800

28,800

3,600

3,600

3,600

3,600

3,600

3,600

2,500

5,000

6,250

7,500

12,500

12,500

Class Fees

500

750

1,000

1,250

1,500

1,500

Community Gardening

360

540

540

540

540

540

Total Earned Revenue

114,238

143,128

146,353

178,378

190,678

197,678

5,000

7,500

10,000

12,000

12,000

12,000

12,500

3,000

6,250

6,250

6,250

6,250

1,250

2,500

3,750

5,000

6,250

6,250

18,750

13,000

20,000

23,250

24,500

24,500

132,988

156,128

166,353

201,628

215,178

222,178

Concerts

Garage Use

Barn
Barn rentals

Cottage Rentals
1BR Chicken Coop Rental
1BR Ice House Rental
Chauffeur's Cottage Rental
3BR Farmers Cottage Rental

Storage Bldg. Rental
Storage Bldg. Rental

Memberships, Classes, Gardening
Memberships

Annual Fund
Govt & Foundation Grants - G.O.
Corporate Grants - G.O.
Total Contributed Revenue
Total Revenue
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Annual Operating Expenses
Year 1

Y2

Y3

Y4

Y5

Y6

Lease

20,000

20,000

20,000

20,000

20,000

20,000

Utilities - Main House

15,000

15,000

20,000

20,000

20,000

20,000

Utilities - Barn

-

-

-

1,000

1,000

5,000

25,000

25,000

25,000

25,000

30,000

30,000

2,000

2,000

2,000

2,000

2,000

2,000

550

550

1,650

1,650

1,650

1,650

Payroll

25,000

35,000

50,000

60,000

70,000

70,000

Benefits

7,500

10,500

15,000

18,000

21,000

21,000

10,000

10,000

12,000

12,000

15,000

15,000

7,500

7,500

7,500

7,500

7,500

7,500

11,424

14,313

17,562

21,405

22,881

23,721

123,974

139,863

170,712

188,555

211,031

215,871

Operating Income

$9,014

$16,265

$(4,360)

$13,072

$4,146

$6,306

Capital Campaign

$175,000

$175,000

$300,000

$300,000

$910,000

$910,000

Net Income

$184,014

$191,265

$295,640

$313,072

$914,146

$916,306

Maintenance
Insurance - D&O
Insurance - GL

Marketing Expenses
Audit, Tax, Legal Fees
Capital Reserve Account
Total Operating Expenses

*Assume total grant revenue of
Govt. & Fdn., of which

Y1

Y2

Y3

Y4

Y5

Y6

$50,000

$12,000

$25,000

$25,000

$25,000

$25,000

25% to General Operating

$12,500

$3,000

$6,250

$6,250

$6,250

$6,250

75% to Capital Projects

$37,500

$9,000

$18,750

$18,750

$18,750

$18,750

$5,000

$10,000

$15,000

$20,000

$25,000

$25,000

25% to General Operating

$1,250

$2,500

$3,750

$5,000

$6,250

$6,250

75% to Capital Projects

$3,750

$7,500

$11,250

$15,000

$18,750

$18,750

Corporate, of which
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Intentionally Blank
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Appendix F: Sample Marketing Material for Capital Campaign
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The Friends of Pitney Farm is dedicated to the historic preservation of Pitney Farm
and the use of the property to provide cultural and educational benefit to the
community.

Charitable Contribution Pledge Form
Understanding the importance to the Mendham community of saving Pitney Farm, and being committed to the
enhancement of its arts and educational programming, I/we pledge to the “Pitney Farm: at the center of the

Mendham community” Capital Campaign the sum of $____________________ as an unrestricted pledge
within the mission of the Friends of Pitney Farm, as determined by the Board of Trustees.

Donor Information
Donor Names(s):

Business Title:

Name as you would like it to appear in printed materials for donor recognition (if donor wishes to remain anonymous,
please state that):
Address:
City:
Phone: (

State:
)

ZIP:

E-mail:

Payment Options
      Payment enclosed $____________. (Please make check payable to Friends of Pitney Farm, Inc.)
 Annual installments of $____________ during the month of _______________________________.
 Monthly installments of $___________ beginning in _____________________ (month) for ______ months.
 Transfer of stock securities as follows: _______________________________________________________
 Please send me pledge reminders
 Please charge my credit card:

 Master Card

 VISA

 American Express

Pledge payments will begin when Mendham Township and the Friends of Pitney Farm sign an Agreement transferring
management of the Pitney Farm property to the Friends.  
Account Number: _____________________________________ Expiration Date: ________________________
Name on Card: _________________________________ Signature: __________________________________

Donor Signature: ____________________________________ Date: _______________________________

PLEASE RETURN COMPLETED FORM TO:
Friends of Pitney Farm, Inc.
P.O. Box 532, Mendham, NJ 07945
All gifts to the Friends of Pitney Farm are tax deductible for income tax purposes within the limits of the law. The Friends of
Pitney Farm is a tax-exempt corporate entity as described in Section 501(c)(3) of the 1954 Internal Revenue Code. The
Friends of Pitney Farm tax-exempt number is 47-3175349.
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