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INTRODUCTION 

The Town of Ulysses has been granted $10 million in order to conserve agricultural lands. The purpose of this memorandum is to 
convince the Town of Ulysses to adopt a Purchase of Development Rights (PDR) program within their town. Nearly half of Ulysses is 
comprised of prime agricultural soils, and agricultural lands. It is necessary that they take appropriate steps to protect the 
agricultural industry today for future use, so it does not give in to the pressures of outside development. As such, I am proposing 
that the Town adopts this principle as the most effective and efficient way to protect these important lands. Outlined in their 
Comprehensive Plan Update, 2009 are a few ideas as to the direction the town should take in order to conserve their important 
agricultural lands. In order to convince the Town to adapt the PDR Program, this document will first outline two towns, Dryden and 
Ithaca, which have adopted a similar program, and their successes. This will show the achievements and accomplishments of the 
PDR Program in these surrounding towns. This will be followed by an adaptation of these programs specifically for the Town of 
Ulysses in relation to the grant, to show why it is the most effective and efficient method of saving their prime soils. This memo will 
conclude with a persuasive argument as to why Ulysses should adopt a PDR Program into their Comprehensive Plan for protection 
of their land. 

 
Description of the Town of Dryden’s PDR 
 
 1. How The Program Operates 

 
The town of Dryden adopted the PDR program through their Comprehensive Plan in 2005. The Comprehensive 
Plan makes note of the following: 
 

The actual cost of an agricultural conservation easement is determined through a formal appraisal 
process. 75% of all funding comes from New York State (NYS), with the remaining balance paid either 
by the town or donations from the farmers themselves. The town raises the needed funds mostly through 
property taxations, in addition to other taxes implemented. 

 
Acquisition of the development rights to all parcels of land within the proposed target areas is not anticipated, 
which will be discussed in the next section. 
 

 2. Amount of Land Targeted for Protection 
 
The Town of Dryden has an estimated 70 parcels, which equates to approximately 7,800 acres of land. Well-
established PDR programs indicate that protecting 50% of higher-quality farmland can create a critical mass of 
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protected farmland that would stabilize agricultural land resources and farm viability in the town. Therefore, the 
amount of land targeted is approximately 3,900 acres of land. 
 

 3. Amount of Land Protected to Date 
   

According to the NYS Department of Agriculture and Markets: 
 
Dryden was awarded $451,808 from Governor Paterson on May 13, 2009 to protect Wideawake Dairy, 
founded in 1924, a 374-acre dairy farm with 77% statewide important soils and frontage along Virgil 
Creek, a trout stream. 
 
Dryden was awarded $678,625 from the state in 2007 to protect the 419-acre Sherman tract of Jerry Dell 
Farm, founded in 1949. This tract of the farm is made up of 79% statewide important soils and adjoins a 
419-acre farm that is presently under contract to be protected. Jerry Dell Farm is the largest certificed 
organic dairy in the Northeast with 700 cows on nearly 1,200 acres in two counties. 

 
  According to the Planning Board Minutes on November 20, 2008: 
 

“We have an active PDR program right now. We have 2 farms under contract and 3 farms applying for 
grants. The 2 farms are up on the hill – the Stuttles at Lew Lin Farm and the Sherman Farm. […] They’re 
each 400-500 acres.” 

 
This totals approximately 1,243 acres of protected farmland from the press releases and the Planning Board 
Minutes of the Town of Dryden in 2007, 2008 and 2009. It is unclear how much land was preserved in 2005, the 
year the comprehensive plan was implemented, and 2006. 

 
 4. Program Expenses/Cost To Date 

 
Table 6- 3 (from the Comprehensive Plan) 

Purchase of Development Rights Program for Agricultural Land 
in Town of Dryden Over 20-Year Program Timeframe 

Program Element  100% Participation Rate 50% Participation Rate 
 
Easement Acquisition Costs 
           (@ $624/ac.)    Approx. $4.96 million  Approx. $2.48 million 
 
Appraisals, Surveys, 
          Legal Costs    Approx. $350,000  Approx. $180,000 
 
Administration 
          Program Leader (1/2-time 
          position at $27,000/yr 
          inc. benefits)    Approx. $540,000  Approx. $540,000 
 
          Easement Monitoring & 
          Enforcement (approx. $270 
          per year per easement)  $190,000    $95,000 
Total Estimated Cost   Approx. $6.04 million  Approx. $3.3 million 

Total costs are approximately $1.2 million from the two press releases above. Based on the numbers given in the 
above table, we can estimate that the Stuttle Farm, at approximately 450 acres and at a purchase cost of 
~624/acre is an additional $280,000, making the total cost $1.5 million to date. 

 
 5. Sources of Funding 

 
75% of funding comes from NYS. The rest is funded both by town revenues and voluntary donations by farmers. 
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Description of the Town of Ithaca’s PDR 
  
 1. How The Program Operates 
 

The town outlines ALPP as follows: 
“The Town of Ithaca Agricultural Land Preservation Program (ALPP) is an initiative to preserve the 
Town’s farmland resources for future generations by purchasing the development rights to the land. It is 
a voluntary program through which a willing buyer -- the Town Board on behalf of all Town residents -- 
would purchase from willing sellers the development rights to their land. In exchange for a monetary 
consideration the landowner would convey to the Town of Ithaca an agricultural conservation easement. 
[…] Through the Agricultural Land Preservation Program, the Town of Ithaca would purchase the right to 
develop the participating landowner’s property to eliminate the potential for development, and 
permanently preserve it for future agricultural use. The landowner would retain all other rights to their 
land, including the right to farm, rent, sell or give it away.” 

 
 2. Amount of Land Targeted for Protection 
 

The Town has adopted this program as a long-term commitment. Approximately 2,800 acres of farmland in the 
Town of Ithaca were recommended for inclusion in the voluntary program in the Town of Ithaca Park, Recreation 
and Open Space Plan (December 1997). 

 
 3. Amount Protected To Date 
 
  According to the NYS Department of Agriculture and Markets: 
 

“The Town of Ithaca was awarded $205,225 from Governor Paterson on May 13, 2009 to protect Indian 
Creek Farm, founded in 1998, a 42-acre u-pick fruit and vegetable farm with a nursery and cider press. 
The farm has 18% prime and 65% statewide important soils, adjoins a deed-restricted winery and has 
1,900 feet of forested riparian corridor along Indian Creek. The Town will contribute $66,708 toward this 
project.” 
 
“The Town of Ithaca was awarded $25,000 in 2008.” 

 
  According to the County Comprehensive Plan: 
 

“Tompkins County is meeting the goal set 
in the County Comprehensive Plan, 
protecting more agricultural land each 
year. From 2004-2007, 8 percent more 
land (249 acres) in the Agricultural 
Resource Focus Areas gained protected 
status.” 
 
According to the chart, which is directly 
from the Comprehensive Plan, 3,420 acres 
have been protected. Including the 2008 
and 2009 figures listed above, this totals 
3,470 – 4,000 acres of land preserved to 
date. 

 
 4. Program Expenses/Costs To Date 
 

From the above prices, we know for a fact that NYS has granted Ithaca $230,255 in 2007 and 2008, and the town 
itself provided an additional $66,780. This totals up to $297,005 from 2007 – 2008. These two years conserved 
approximately 100 acres, at a cost of $2,970/acre. We can therefore assume that the total costs to date are $12 
million to conserve approximately 4,000 acres of land since this program was implemented in 1999, therefore 
costing an average of $1.2 million each year. 

 
 5. Sources of Funding 
 

Sources of funding come from New York State, the Town of Ithaca (revenues from taxes), and the voluntary 
donation of the development rights from the owners of the land. 
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Application of the Above PDR Programs in Relation to Ulysses 
 
 1. Criteria for Selecting Lands that Should be Protected Through This Program 
 

Based on some of the criteria in the aforementioned programs, including the Town of Porters list of criteria not 
included in this memo, this is a list of criteria that Ulysses should adapt: 
 
a. The parcel under consideration for an easement shall be comprised of at least ten (10) acres of contiguous 

land, unless said tract is at least five (5) acres in size and is contiguous to a property which has a perpetual 
agricultural or other conservation easement in place which is held by the Town of Ulysses or other “qualified 
conservation organization.” 

b. Should target only the better quality soils for protection; 
c. Land chosen for protection should be located outside areas selected for future development through the 

adopted comprehensive plan, zoning or infrastructure investments; 
d. Areas where there is indication of increased loss of farmland due to creation of frontage lots and nonfarm 

residential construction should be included to reduce the potential of this type of incremental farmland loss; 
e. Should target larger parcels with a higher percentage of land available for production; 
f. Should seek to protect large tracts of contiguous active farmland and the most viable farm operations; 
g. Farmland that is located within an agricultural district or outside a district but receiving agricultural 

assessment indicates some commitment on the part of the owner or owners to agriculture; 
h. Participation in federal conservation programs and practicing generally accepted best management 

practices in agriculture indicate a commitment to both agriculture and the environment; 
i. Agricultural conservation easements can protect environmentally sensitive areas and preserve large swaths 

of open space. 
 
In order to assess the above criteria, a point system will be utilized to evaluate the land (see Appendix A). 

 
2. How Much Land Can Be Protected Through PDR Program 
 

The map in Appendix B indicates what land could be protected. However, it is up to the Town of Ulysses as to 
which lands should be protected first, within the guidelines outlined in this memorandum, and recommendations 
depicted in the map. As seen through various other PDR programs, it can be assumed that 50% of all possible 
lands to be protected will be the target total amount. However, with the money Ulysses has been granted, they 
can cover the cost of purchasing all the farms in the area. The total amount of land, based on the zoning map of 
agricultural districts, is 9,736 acres, accounting for 42% of Ulysses. A farmer will not be interested in selling their 
development rights if they are not compensated at least 60% of their land. Therefore, the land value of each acre 
will be determined by the agricultural value (60% of the Total Land Assessment). 
 
Since Ulysses has $10 million to spend over 20 years, that means they can allocate $500,000 to each year. Based 
on the land assessment values from the tax maps, each acre will cost approximately $650. (See Appendix C for a 
breakdown of some sample values where this number was found). 
 
At such a low purchase price, Ulysses can purchase all 9,736 acres at a cost of a little over $6.5 million, leaving 
them with $3.5 million in the grant. However, it is unclear how much the value of the land will be in the coming 
years. Assuming the land values remain relatively the same and inflation is relatively low, the remaining money 
should be used by Ulysses for marketing this program, as well as to establish a Public Education Outreach 
Program. 
 
Over a 20-year time span, this plan will look to protect a variant of 400 – 800 acres of land each year, at a cost of a 
little over half a million dollars per year. The range is due to the difference in the cost per acre. Appendix C 
outlines a plan for the first three years targeting specific parcels of land. 

 
 3. What Lands Should Be Targeted for Acquisition of Development Rights 
 

The primary lands about which Ulysses should be concerned are those that face the highest development 
pressure. This is because these farmlands are at the highest risk of being developed, and it is more efficient for 
these areas to be protected now, then to wait a few years and have it be too late. These are located in Zone 1 on 
the map in Appendix B. Farmers are more likely to sell their farm to be developed since these developers are 
willing to pay for that land. As such, the first year should be spent purchasing the development rights of farms 
close to Route 96. People want convenience, and therefore desire a prime location near roads and highways. 
Ulysses should spend the first year conserving these lands for agricultural purposes so they are not lost to 
residential or nonagricultural commercial development in the coming years. 
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The next few years should focus on Zone 2, which are the areas a little further away from the highway that face 
the second highest level of development pressure. As previously stated, these areas are at more of a risk to be 
developed sooner. As such, it is necessary for Ulysses to take the pressure off of the farmers through this 
preventative measure. 
 
Zone 3 includes the lands further away from the highway that generally have larger amounts of land, and much 
lower development pressure. It is within reason to believe that these lands will continue as farm operations in the 
coming years, making their priority less than Zones 1 and 2. This zone is the largest, and will have precedence as 
follows: Those with the highest quality soils, larger parcels with a higher percentage of land available for 
production, and large tracts of contiguous active farmland and the most viable farm operations. 

 
 
 
CONCLUSION 
 
As it has been shown above, the adaptation of the PDR Programs in the towns of both Dryden and Ithaca has had great success. It 
can be therefore concluded that an adaptation of a similar program into the Town of Ulysses will be just as effective, if not more. 
There are several reasons as to why this is the best method of use: 
 

• It is not invasive, nor does it cut up the farms into smaller fragments, which could easily be taken over in the future by 
developers 

• It prioritizes which lands are most important for preservation 
• It saves these important lands from residential or non-farming commercial use 
• It not only provides relief for the farmers, but allows them an economically efficient mean for not giving in to outside 

development pressures 
 
For all of these reasons, I am proud to propose that the Town of Ulysses adapt this PDR Program. 
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APPENDIX A 
 
Point System for Town of Ulysses: 
(adapted the Town of Ithaca Criteria for Ranking Candidate Parcels for Purchase of Agricultural Conservation Easements) 
 
ATTRIBUTE             POINTS 
 
Development Potential (Max. 70 pts.) 
 
Amount of road frontage 

- road frontage of 1.5 miles or more…………………………………………………………………………………………….. 30 
- 1.25 to 1.5 miles…………………………………………………………………………………………………………………... 26 
- 1.0 to 1.25 miles…………………………………………………………………………………………………………………... 22 
- 0.75 to 1.0 mile……………………………………………………………………………………………………………………. 18 
- 0.5 to 0.75 mile……………………………………………………………………………………………………………………. 14 
- 0.25 to 0.5 mile……………………………………………………………………………………………………………………. 10 
- 500 feet to 0.25 mile……………………………………………………………………………………………………………… 6 
- less than 500 feet…………………………………………………………………………………………………………………. 0 

Extent of non-agricultural uses in area (ten or more developed lots of 10 acres or less) 
- adjacent to within 1/4 mile of property boundary…………………………………………………………………………… 20 
- within 1/4 mile to 1/2 mile of property boundary…………………………………………………………………………… 15 
- within 1/2 mile to 3/4 mile of property boundary…………………………………………………………………………… 10 

Proximity to public water, sewer 
- public water or sewer within 1,000 feet or less……………………………………………………………………………… 20 
- public water or sewer within 1,000 feet to 1/2 mile…………………………………………………………………………. 16 
- public water or sewer within 1/2 mile to 3/4 mile…………………………………………………………………………… 12 
- public water or sewer within 3/4 mile to 1 mile……………………………………………………………………………… 8 
- public water or sewer within 1 mile to 1 1/2 mile…………………………………………………………………………… 4 
- public water or sewer 1 1/2 mile or farther away…………………………………………………………………………… 0 
 
 

Farmland Potential (Max. 80 pts.) 
 
Acreage of tract being offered for easement 

- 100 acres or more………………………………………………………………………………………………………………… 25 
- 50 acres to 99 acres………………………………………………………………………………………………………………. 18 
- less than 50 acres…………………………………………………………………………………………………………………. 13 

Percent of land offered for easement used at time of application for crops, orchards, grazing or pasture 
- 90% to 100%........................................................................................................................................................... 25 
- 80% to 89%............................................................................................................................................................. 20 
- 70% to 79%............................................................................................................................................................. 15 
- 60% to 69%............................................................................................................................................................. 10 
- 50% to 59%............................................................................................................................................................. 5 
- 49% or less………………………………………………………………………………………………………………………… 0 

Land coverage by soils class as defined by USDA Soil Survey for Tompkins County 
75% or more of tract covered by Class I and II soils……………………………………………………………………………………. 30 
50% to 74 % of tract covered by Class I and II soils…………………………………………………………………………………….. 24 
50% or more of tract covered by Class I, II, and III soils……………………………………………………………………………….. 15 
less than 50% of tract covered by Class I, II, and III soils………………………………………………………………………………. 0 
 
 
Scenic/Environmental Resources on Property (Max. 20 pts.) 

- 30% or more of the tract's boundary adjoins a State or Town park or bikeway………………………………………… 8 
- 15% to 30% of the tract's boundary adjoins a State or Town park or bikeway………………………………………….. 4 
- 30% or more of the tract's boundary adjoins a privately held natural preserve………………………………………... 8 
- 15% to 29% of tract's boundary adjoins a privately held natural preserve……………………………………………… 4 
- a portion of the tract is within a Tompkins County Unique Natural Area…………………………………………………. 4 

 
 
Stewardship (Max. 30 pts.) 
 
Enrolled in T.C. Agricultural District Program…………………………………………………………………………………………… 10 
Participation in NRCS/TCSWCD soil/water conservation programs 
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- An approved soil/water conservation plan in place, implemented and up to date…………………………………….. 10 
- An approved soil/water conservation plan in place and partially implemented……………………………………….. 5 
- No approved plan in place, or approved plan in place but not implemented………………………………………….. 0 

Certified as an organic farm operation by Northeast Organic Farmers Association 
(NOFA), OCIA or other organization………………………………………………………………………………………………………. 10 
 
 
Clustering Potential (helps create contiguous tracts of farmland) (Max. 80 pts) 
 
Proximity to existing protected tracts of farmland 

- adjacent to tract with PDR in place…………………………………………………………………………………………….. 20 
- within 1/4 mile of tract with PDR in place…………………………………………………………………………………….. 16 
- within 1/2 mile of tract with PDR in place…………………………………………………………………………………….. 12 
- within 1 mile of tract with PDR in place……………………………………………………………………………………….. 8 
- more than 1 mile from tract with PDR in place………………………………………………………………………………. 0 

If more than 1 mile from existing protected tract, then proximity to farms also under consideration for PDR acquisition 
- adjacent to tract with PDR acquisition pending……………………………………………………………………………… 20 
- within 1/4 mile of tract with PDR acquisition pending………………………………………………………..................... 16 
- within 1/2 mile of tract with PDR acquisition pending………………………………………………………..................... 12 
- within 1 mile of tract with PDR acquisition pending…………………………………………………………..................... 8 
- more than 1 mile from tract with PDR acquisition pending………………………………………………………………… 0 

Amount of parcel located within Town of Ulysses AG-Agricultural zoning district 
- tract is zoned AG-Agricultural………………………………………………………………………………………………….. 10 
- at least 70 % of tract is zoned AG – Agricultural…………………………………………………………………………….. 8 
- at least 50% of tract is zoned AG-Agricultural……………………………………………………………………………….. 6 
- less than 50% of tract is zoned AG-Agricultural……………………………………………………………………………... 4 
- no portions of tract are zoned AG-Agricultural………………………………………………………………………………. 0 

Percentage of surrounding area in agricultural or open space uses 
- 75% or more of tract's boundaries adjoin land in agriculture or open space use………………………………………. 15 
- 50% to 74% of tract's boundaries adjoin land in agriculture or open space use……………………………………….. 10 
- 25% to 49% of tract's boundaries adjoin land in agriculture or open space use……………………………………….. 5 
- less than 25% of tract's boundaries adjoin land in agriculture or open space use……………………………………… 0 

Percentage of adjoining land enrolled in County Agricultural District assessment program 
- 75% or more of tract's boundaries adjoin lands enrolled in Ag. District………………………………………………… 15 
- 50% to 74% of tract's boundaries adjoin land enrolled in Ag. District program………………………………………... 10 
- 25% to 49% of tract's boundaries adjoin land enrolled in Ag. District program………………………………………... 5 
- less than 25% of tract's boundaries adjoin land enrolled in Ag. District program……………………………………… 0 

 
 
Other (Max. 60 pts) 
 
Landowner willing to sell rights below market value…………………………………………………………………………………… 25 
Landowner willing to receive payments in installments…………………………………………………………………………………25 
Transfer of property via sale, estate settlement, or foreclosure imminent…………………………………………………………… 10 
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APPENDIX B: Town of Ulysses Purchase of Development Rights Zones 
Map adapted from the Town of Ulysses Comprehensive Plan update, 2009: 
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APPENDIX C Land Assessment, from http://www.tompkins-co.org/assessment/online.html 
 

Tax ID Total 
Acres 
(TA) 

Land Assessment (LA) 
(2009) 

Agricultural Value (AV) 
(60% x Land 
Assessment) 

Cost per Acre 
(AV / TA) 

33.-3-1.192 100.36 $111,900 $67,140 $671.40 
33.-2-16.2 19.72 $27,300 $16,380 $819.63 
33.-2-17 42.16 $46,400 $27,840 $662.86 
33.-4-3.2 130.76 $126,400 $75,840 $578.93 
25.-4-5.1 90.60 $86,200 $51,720 $568.35 
20.-4-3 48.67 $48,700 $29,220 $596.33 

13.-4-2.2 91.32 $80,300 $48,180 $529.45 
7.1-1-2 39.56 $50,600 $30,360 $767.44 

32.-1-12.2 96.87 $141,300 $84,780 $875.19 
27.-4-15.2 49.02 $58,200 $34,920 $712.36 
33.-2-1.3 21.08 $18,600 $11,160 $529,41 

     
*Year One: 730.12  $477,540 $654.06 

     
27.-2-8.4 85.69 $87,900 $52,740 $615.47 
33.-1-10 17.64 $18,000 $10,800 $612.24 
27.-2-5.1 40.76 $44,200 $26,520 $650.64 

27.-2-8.32 16.74 $17,200 $10,320 $616.49 
27.-3-17.2 138.96 $151,200 $90,720 $652.85 
26.-2-10.1 57.36 $62,100 $37,260 $649.58 
26.-2-13.2 68.56 $85,200 $51,120 $745.62 
26.-2-6.2 51.00 $62,000 $37,200 $729.41 

26.-1-17.1 24.65 $24,700 $14,820 $601.22 
26.-1-15.2 102.10 $113,200 $67,920 $665.23 
34.-1-44 124.00 $121,700 $73,020 $588.87 

34.-1-7.25 138.90 $155,800 $93,480 $673.00 
     

**Year Two: 866.24  $554,620 $640.26 
     

34.-1-30 23.80 $23,200 $23,920 $584.87 
34.-1-27./1 33.00 $39,600 $23,760 $720.00 
24.-2-5.2 49.60 $49,600 $29,760 $600.00 

24.-2-1.422 94.35 $92,100 $55,260 $585.69 
19.-4-18 287.21 $269,700 $161,820 $563.42 
24.-1-1.2 129.90 $126,200 $75,720 $582.91 
21.-1-6 49.13 $45,300 $27,180 $553.23 

21.-1-2.2 89.36 $80,500 $48,300 $540.51 
21.-1-13 28.25 $39,200 $23,520 $832.57 

     
**Year Three: 695.24  $469,240 $674.93 

     
TOTAL ACRES: 2,291.60    
 
*Year One will conserve all agricultural lands in Zone 1, as depicted in Appendix B 
**Years Two & Three will start to conserve agricultural lands in Zone 2, as depicted in Appendix B. 


