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MEMORANDUM 
 

TO:  East Hampton Planning & Zoning Commission 
 
FROM: John Guszkowski, AICP, CZEO – Interim Town Planner 
 
RE: Proposed Text Amendment to Zoning Regulations, Section 8.4.C – Accessory 

Uses to Agriculture (PZC #23-015) 
 
DATE: November 15, 2023 
 
 
I have reviewed the proposed text amendment referenced above, seeking to add to the definition 
and parameters of the Town’s current Zoning Regulations concerning “Agriculture and 
Livestock” in Section 8.4.C in a way that would permit a broader range of Accessory Uses to 
agricultural operations in the broad category of agri-tourism. The current definitions of 
agriculture in the Zoning Regulation are limited to:  
 
"The use of land for agricultural purposes, including farming, dairying, pasturage, horticulture, floriculture, animal 
and poultry husbandry, etc., when such use is the principle use of the land"  
 
This does not currently anticipate a wider variety of uses such as corn mazes, horse or livestock 
shows, on-farm wineries or breweries, hosting of special events, or even pick-your-own 
operations. While by its very nature, agriculture is a commercial enterprise, in its purest form it 
does not involve a great deal of direct interaction with the public or encourage traffic and visits 
to the farm other than by farm labor or vehicles involved with delivery and pickup of products. 
These accessory uses would encourage significantly more direct interaction with residents and 
visitors in a sphere closer to hospitality businesses.  
 
The primary consideration the Planning & Zoning Commission must make when reviewing 
potential text amendments – aside from basic concerns of public health, safety, and welfare – is 
the goals of the Plan of Conservation & Development (PoCD). In this case, the 2016 PoCD, 
entitled “A Vision for East Hampton” is very clear about its approach to agricultural promotion. 
Page 48 of the PoCD – a section entitled “Preserve Agricultural Heritage” makes a strong case 
for the Town being much more active in promotion of its farms and farm businesses. 
Specifically, the first Agricultural Preservation Strategy states that the Town should: “Encourage 
the sale and purchase of products grown locally and regionally. Support farm markets and farm 
stands and Agrotourism.” The Town’s Vision clearly includes promotion of agritourism.  
 
The challenge, therefore, is that the current Zoning Regulations do not anticipate, define, or 
regulate agritourism as a use category. The current text amendment application attempts to begin 
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that process. To that extent, this is an important and valuable application. The applicant makes a 
strong case that in order to survive economically, the Town’s farm operations must diversify and 
be flexible about their income streams, including broadening interface with the public.  
 
Having said that, the current application has numerous structural problems that would make it 
challenging to adopt in its current approach. The purpose statement blends philosophical 
explanation with regulation approaches in a way that is not consistent with the way the current 
Regulations are written. Without belaboring the specifics, it does not make organizational sense 
to embed a relatively complex set of potential uses and regulatory considerations into a single 
sub-section of a portion of the Regulations primarily concerned with livestock density and 
housing. It is far more analogous to creating a separate section similar to “Commercial Stables” 
in Section 8.4.D or “Commercial Recreation” in Section 8.4.F. Establishing “Agritourism” or 
“On-Farm Events” as a separate use category would allow the Commission to add some 
thoughtful nuance to its approach. That would also allow the Commission to add this use 
category to the allowable uses in the R-4 Rural Residential Zone of Section 4.4 – either as a Site 
Plan Review use (Sec. 4.4.C) or as a Special Permit use (Sec. 4.4.D).  
 
The reason to separate this as a distinct use category is that not all “agritourism” is created 
equally. A small roadside farmstand is dramatically different from an on-farm winery with a 
large barn capable of hosting 250 people for a wedding. A seasonal corn-maze is different from 
an on-farm ice cream stand open year-round. The differences in these uses go directly to the 
Planning & Zoning Commission’s purview- elements of traffic, noise, parking, stormwater 
management, wastewater management, and neighborhood impacts. Certainly, on-farm activity 
should be a worthwhile goal, but the Commission must be careful about managing the extent of 
its impact.  
 
Nearby communities, including Marlborough, Durham, Lebanon, and Colchester provide a more 
nuanced approach to these agritourism or on-farm activity regulations, creating different 
categories of permitting and review based upon the likely community impacts. Certain activities, 
such as a roadside farmstand, could be as-of-right in conjunction with a bona-fide farm, and 
others such as a wedding venue, could require Special Permit approval. The American Farmland 
Trust commissioned an update to a very helpful guidance document entitled “Planning for 
Agriculture: A Guide for Connecticut Municipalities” in 2022 that provides useful guidance, 
case studies, and regulatory examples for this sort of activity. A copy can be found here: 
https://farmlandinfo.org/wp-content/uploads/sites/2/2020/11/AFT_CT-PlanAg2020Final.pdf 
 
For that reason, I would encourage the Commission to consider either denying the current 
application without prejudice or requesting that the applicant withdraw the proposal, while 
simultaneously offering to work with the applicant (perhaps through staff) on a more nuanced 
and better-structured approach that would both encourage a wider variety of farming-related 

https://farmlandinfo.org/wp-content/uploads/sites/2/2020/11/AFT_CT-PlanAg2020Final.pdf
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activities and providing the Commission with an appropriate level of oversight at different levels 
of potential community impact.  
 
I look forward to discussing this matter with you at the December PZC meeting. 

 













From: Nicole Palazzo
To: DeCarli, Jeremy
Subject: East Haddam Regulations
Date: Sunday, July 30, 2023 4:04:33 PM

CAUTION:
This email originated from outside of the organization. Do not click links or open attachments unless you recognize the sender and know the content is safe. Remember to hover over any links and if you suspect
the email is not legitimate or a phishing email, please contact Tom McMahon at x3363.

Hey Jeremy!

I believe this is the zoning requirements for East Haddam in regards to a wedding venue being an accessory to a farm.  We do grow hay on our farm for a local farmer. We can discuss further tomorrow but wanted
to send this over prior.

Thanks!
Nicole

This electronic message is a public record as defined by the Connecticut Freedom of Information Act Section 1-200(5). A copy of this message and any reply will be retained by the Town of East Hampton and
will be accessible to the public unless exempted by law.

FOR DISCUSSION PURPOSES ONLY
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 6.23 Farm Tourism Uses /E_CODE 340-6.3 X 
 
6.23.1 Purpose: These Regulations are intended to ensure that farm tourism and the 
expansion of existing farm tourism uses are compatible with the permitted uses in the 
surrounding area and contribute to the unique community character and economic 
viability. These Regulations permit farm tourism as compatible accessory uses. It is 
recognized that the magnitude of these accessory uses are often greater than the uses 
that surround farms. The use or the accumulation of farm tourism uses should be 
incidental and subordinate to the use of the property for farming, they require the 
greater level of regulatory scrutiny that is afforded under the Special Permit.  
The purpose of Farm Tourism is to attract people to farms, promote the sale of 
agricultural products using agriculture related tours, events and activities, as well as 
non-agricultural related activities. These tours, events, and other activities are to 
supplement farm income. Activities include, but are not limited to petting farms, farm 
animal attraction, school tours, outdoor trails, crop mazes, hayrides, pony rides, 
livestock and or equine events, group picnics, on-and- off site food catering services, 
craft shows, outdoor recreation, and educational activities. If a fee is charged, in order 
to be a permitted use, the farm must be actively producing agricultural products for sale. 
Farms where the seller is not actively producing agricultural products for sale will 
require a Special Permit. 
 
6.23.2 Qualifications: A Special Permit for a farm tourism use may be granted provided 
that:  
(a) The minimum lot area for farm tourism use shall not be less than ten (10) acres in a 
single parcel or combination of abutting parcels under single ownership 
(b) As of the date of application for a Special Permit, no zoning violation shall exist on 
the property. The applicant shall submit a current Certificate of Zoning Compliance.  
(c) Regulation of farm stands and commercial greenhouses is distinct from farm tourism 
and are permitted under the separate permits in accordance with Article 6.  
 
6.23.3 Standards: To the extent that the Commission finds that each standard does 
apply, a Special Permit for the farm tourism shall not be granted unless the Commission 
also finds that the following applicable standards have been met:  
(a) Farm tourism use(s) shall have a direct supportive relationship to the farming taking 
place on the farm; as a minimum, the farm tourism use must provide an opportunity for 
sales of produce from the on-site farming.  
(b) The farm tourism use must utilize at least one (1) produce item produced on, or 
process from the product produced on the farm. 
(c) Food preparation for events shall be limited to that which is essential to the event 
(such as: pumpkin pie with a pumpkin festival, vendor food with a fair) for which the 
application is being made 
(d) Parking in accordance with Article Ten of these Regulations. 
(e) On the farm parcel(s), a vegetative buffer shall separate farm tourism uses (e.g. pick 
your-own fields, hiking trails and hay wagon ride routes) from abutting non-farming 
uses. A minimum width of fifteen feet (15’) on and/or off the farm property shall be 
required. Where the buffer is to be off the farm property a permanent open space 



easements/dedications on or obtained from abutting properties may be substituted for 
the on-site buffer. The documentation for which shall be subject to approval by the 
Commission.  
(f) On the farm parcel(s), a vegetative and/or structural sound buffer (e.g. sound 
deadening barriers or buildings) shall be capable of eliminating noise outside farm 
tourism uses create in any direction from any abutting property boundary. The 
Commission may accept in lieu of a vegetative and/or structural sound buffer, a report 
from a qualified Sound Engineer certifying that the activity(s) being applied for are able 
to be conducted in such a manner that the activity(s) shall comply with the State of 
Connecticut DEEP noise standards with regard to maximum decibel output (55 db 
daytime/45db night time at least one (1) foot beyond the property line of the property on 
which the emitter is located). The report shall describe the requirements necessary for 
conducting the activity in order for conducting the activity in order for it to comply.  
(g) The minimum distance of any uses that generate smoke, heat or ash shall be 
seventy-five (75) feet from any property line;  
(h) The hours of operation shall not be extended before 7:30 a.m. and after 8:00 p.m. 
Sunday through Thursday and before 7:30 a.m. and after 9:00 p.m. Friday and Saturday 
11:00 p.m., except for specific events as allowed in Section 6.23.4.  
(i) The number of events which require permitting under Section 6.23.4(b), Category B, 
within a given calendar year shall be limited to ten (10) promotional events.  
(j) Public health requirements for potable water and waste disposal shall be met with 
permanent facilities and/or temporary facilities. 

 (1) If not regulated by the Public Health Code, temporary sanitary facilities, such 
as chemical toilets, shall be required for any event or use where patrons will be 
on site on average or more than two (2) hours, and where there are no facilities 
available to the public within five hundred feet (500’).  
(2) If the use is temporary, the facilities shall only be required on site for the 
periods in which the use is taking place.  
 (3) The Public Health Code shall prevail in cases where such facilities are 
regulated under the Code.  

(k) Proposed structures shall reflect or accent existing farm structures with historical 
and/or architectural character which the Commission determines should be maintained. 
 
6.23.4 Use Requirements: The following uses shall be considered accessory to the 
existing farming uses as long as they take place as required below: 
 
 (a) Category A: Continuous Activity – Requires Special Permit approval prior to 
the commencement of activities:  
(1) Retail and wholesale of agricultural products: New or temporary structure(s), or 
the floor area within an existing or temporary structure, housing this use shall not 
exceed one thousand five hundred square feet (1,500 sq. ft.) of area. Greenhouse used 
to sell nursery stock or bedding plants are not counted in this maximum regulation;  
(2) Retail of handcrafts and artisan items: New or temporary structure(s) or the area 
within an existing or temporary structure or outside area, housing this use shall not 
exceed two thousand five hundred square feet (2,500 sq. ft.) of area;  



(3) Agricultural education instruction: New or temporary structure(s) or the floor area 
within an existing or temporary structure or outside areas, housing this use shall not 
exceed one thousand eight hundred square feet (1,800 sq. ft.) of area.  
(4) Demonstration of production of furniture, black smith items, quilts, fabrics or 
similar products made utilizing traditional processes: New or temporary structure(s) 
or the area within an existing or temporary structure, housing this use shall not exceed 
two thousand five hundred square feet (2,500 sq. ft.) of area.  
(5) Restaurant (Level 1): New or temporary structure(s) or the floor area within an 
existing or temporary structure, housing this use shall not exceed one thousand eight 
hundred square feet (1,800 sq. ft.) of floor area where customers are served at counters 
with no more than a total of thirty-five (35) seats (whether indoor or outdoor). Under no 
circumstances shall the hours be extended earlier than 7:30 a.m. or later than 9:00 p.m. 
Sunday through Thursday, and 7:30 a.m., and 11:00 p.m. on Friday & Saturday. 
(6) Farm Stores: One (1) farm store per active farming Parcel may be permitted by 
Special Permit provided the farm store meets all standards of this Section and has 
access from an Arterial or Collector Road and is sited more than fifty (50) feet from any 
property boundary. A pre‐existing non‐conforming structure may be converted to farm 
store use, with the Commission’s approval, provided all public parking for the existing or 
proposed farm stores is located to the side or rear of the Building. 
(a) Every application that includes a farm store use shall include a Statement of Use in 
accordance with Section 6.23.6(d) below.  
 (b). At least fifty percent (50%) of gross sales of the farm store shall be from agricultural 
goods produced on the owner’s farm or processed products made from raw materials 
that were produced on the owner’s farm. 
(c).To ensure public safety, farm stores are required to have off‐street parking in 
accordance with Article Ten (10) of these Regulations. 
 
(b) Category B: Events - Require a separate Special Permit for each event. Only 
one Category B Event may take place at any given time.    
 
(1) Agricultural fairs, festivals, markets, carnivals and similar functions there shall 
not be more than ten (10) events a year: 
 (2) Outdoor and indoor musical concerts, plays, operas and other performance 
arts events, art exhibits and shows there shall not be more than ten (10) events a 
year: 
 (3) Private Gathering events such as parties, receptions, weddings, reunions and 
services, whether catered or not require yearly Special Permit approval:  
(i) New or temporary structure(s) or the floor area within an existing or temporary 
structure, housing this use shall not exceed one thousand eight hundred square feet 
(1,800 sq. ft.). When used in this category, tents (otherwise a temporary structure) may 
exceed the area limitations, above.  
(II) Temporary structures and tents can be put up no more than two (2) days in advance 
of the event and removed from the property, unless it is to be stored in a permanent 
structure located on the site, no more than two (2) days after the event for which they 
are first set up.  



(ii) Areas outdoors for this use shall not exceed twenty thousand (20,000) square feet of 
the minimum lot size for the zone in which it is located and be located entirely within the 
area depicted on the approved site development plan. The Commission may require 
fencing or other methods to contain outdoor activities to the designated areas.  
(iii) The hours of operation may be extended based on the nature and timing of each 
event if the applicant can demonstrate using the same steps in Section 6.23.3 above, 
that there will be no adverse impact on the neighborhood. Under no circumstance shall 
the hours be extended earlier than 7:30 a.m. or later than 11:00 p.m. 
(iv) The maximum attendees at a private events limited to two hundred (200) attendees.    
(4) Open Public Promotional Events: These are events open to the general public 
and subject to the following provisions:  
(i) There shall be no private events held on the same day as promotional events. 
(ii) A promotional event shall not exceed three (3) days in duration. 
(iii) May require the use professional traffic control.   
(iv) There shall not be more than ten (10) events a year    
 
6.23.5 Regulation of Use:  
 
(1) As part of an approval for a farm tourism site plan, the Commission shall approve 
the location on the property that will be devoted to farm tourism as depicted on the 
approved site development plan; 
 (i) The location and size shall be dependent upon the potential impact to the 
surrounding land uses and public infrastructure. The standards set forth in Section 
6.23.3 above, shall be the criteria by which potential impacts shall be determined 
acceptable or unacceptable, in addition to/in lieu of the standards of Section 5.A.7of 
these Regulations.  
(2) The distance of farm tourism uses that contain or have site lighting in accordance 
with Article 3.16 of these Regulations 
 (3) For site where there will be less than ten thousand square feet (10,000 sq. ft.) of 
disturbance that would not have to provide a soil and erosion control plan in accordance 
with Section 30, the utilization of appropriate mitigation methods as outlined in the “2004 
Connecticut Guidelines for Soil Erosion and Sediment Control,” as the same may be 
amended from time to time, shall be employed to reduce potential impacts of soil 
erosion and sediment.  
(4) The utilization of appropriate mitigation methods as outlined in the “2004 
Connecticut Stormwater Quality Manual”, as the same may be amended from time to 
time shall be employed to reduce potential impacts of stormwater.  
(5) Sound systems used at outdoor or indoor events shall comply with the State of 
Connecticut DEEP noise standards with regard to maximum decibel output (55 db 
daytime/45db night time at least one (1) foot beyond the property line of the property on 
which the emitter is located). No outdoor music shall be played before 10:00 A.M. or 
after 9:00 P.M. Sunday through Thursday, or before 11:00 A.M. and after 11:00 P.M. on 
Friday & Saturday.  
 
 
 



6.23.6 Procedure: 
 
(a) In granting a Special Permit for farm tourism, the Commission shall specify the type 
of accessory uses and the conditions upon them that will be allowed within the farm 
tourism area which they have approved on the site plan.  
 
(b) If a violation of the Special Permit is found, a warning shall be issued. Two (2) 
violations within a year shall be grounds for review by the Commission of the Special 
Permit for farm tourism. If the Commission finds the violations create an impact that 
relate to the criteria in Section 6.23.3 that did not exist at the time of approval, then it 
may initiate legal procedures to revoke the Special Permit approval. 
 
(c) Application Requirements:  
(1) The required Statement of Use shall include the following information: 
(i) The proposed uses for the property;  
(ii) The proposed hours of operation, and days of the week for each use proposed;  
 (iii) The anticipated periods or seasons (approximate dates) the uses will occur for each 
proposed use; and 
(iv) The Statement of Use shall become a part of any Special Permit approval for a 
Farm Accessory use, and any permitted uses shall be operated in accordance with the 
provisions of the Statement of Use as approved by the Commission.  
(2) The required site plan shall show the following information in addition to that 
required by Article 5.C of these Regulations:  
(i) The areas devoted to farming versus farm tourism shall be depicted;  
(ii) The areas to be used for specific farm tourism uses within the farm tourism area 
shall be noted;  
(iii) Uses that are periodic or seasonal should be noted so that the Commission can 
determine if areas are capable of having multiples uses throughout the year;  
(iv) Lighting meeting the requirements in Section 3.16 of these Regulations.  
(3) When new buildings and/or structures are to be constructed or modification to the 
exterior of any existing building or structure, architect prepared floor plans and building 
elevations shall be required. 
(i) The application shall include drawings which will demonstrate that the proposed 
design will have desirable and compatible characteristics of the development existing in 
the surrounding area of such building/structure.  
(ii) Such similar and compatible characteristics shall include, but not be limited to, 
consideration of building bulk size, architectural features including windows/doors and 
façade lengths and heights as well as building finishes, lighting fixtures design and 
signage; and overall site design including landscaping. 



From: Nicole Palazzo
To: DeCarli, Jeremy
Subject: East Haddam Regulations
Date: Sunday, July 30, 2023 4:04:33 PM

CAUTION:
This email originated from outside of the organization. Do not click links or open attachments unless you recognize the sender and know the content is safe. Remember to hover over any links and if you suspect
the email is not legitimate or a phishing email, please contact Tom McMahon at x3363.

Hey Jeremy!

I believe this is the zoning requirements for East Haddam in regards to a wedding venue being an accessory to a farm.  We do grow hay on our farm for a local farmer. We can discuss further tomorrow but wanted
to send this over prior.

Thanks!
Nicole

This electronic message is a public record as defined by the Connecticut Freedom of Information Act Section 1-200(5). A copy of this message and any reply will be retained by the Town of East Hampton and
will be accessible to the public unless exempted by law.

FOR DISCUSSION PURPOSES ONLY
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From: Woessner, Dennis
To: pbz-counter
Subject: RE: PZC Text Amendment 12.6.2023
Date: Wednesday, November 8, 2023 12:24:39 PM

I have reviewed the proposed amendments to Section 8.8.C and I have the following concerns:
 

1. I believe the ordinance should specify the farm needs to be a certain size to get an approval. 
You could have a farm classification on a smaller lot, which could create parking and noise
issues if an event such as a wedding is held vs a farm that has 10 acres.

2. There is no mention how they would mitigate the noise, amplified vs non-amplified. 
3. What are the acceptable decibel levels of the noise
4. We don’t have a decibel level meter to monitor this
5. Would there be limited hours for this approval.   Such as the wedding could not go past a

certain time
 
Best regards,
 

From: pbz-counter <pbz-counter@easthamptonct.gov> 
Sent: Wednesday, November 8, 2023 9:44 AM
To: Walsh, Matthew <mwalsh@easthamptonct.gov>; Woessner, Dennis
<dwoessner@easthamptonct.gov>; Liz Davidson <liz.davidson@chathamhealth.org>; Fire Marshal
<firemarshal@easthamptonct.gov>
Cc: Town Planner <planner@easthamptonct.gov>
Subject: PZC Text Amendment 12.6.2023
 
Good Morning,
 
Our department has received an application for proposed zoning regulation amendments to Section
8.4.C of the East Hampton Zoning Regulations. These changes are proposed in order to allow
Accessory Uses to Agriculture.
 
Planning & Zoning Commission scheduled a public hearing on December 6, 2023 for the application.
 
Attached, please see proposed text amendment.
 
Please forward any comments you have for the Commission. If you have any questions, please feel
free to reach out.
 
 
Thank you and have a great day.
 
 

Cheryl Guiliano
Office Technician/Building & Land Use

mailto:dwoessner@easthamptonct.gov
mailto:pbz-counter@easthamptonct.gov


1 Community Drive
East Hampton, CT  06424              
Tel:  860-267-9601
 
Hours:  Mon, Wed, Thurs  8:00 am – 4:00 pm
               Tues  8:00 am -6:30 pm
               Friday 8:00 am – 12:30 pm
 
 
 
 

This electronic message is a public record as defined by the Connecticut Freedom of Information Act
Section 1-200(5). A copy of this message and any reply will be retained by the Town of East Hampton
and will be accessible to the public unless exempted by law.

This electronic message is a public record as defined by the Connecticut Freedom of
Information Act Section 1-200(5). A copy of this message and any reply will be retained by
the Town of East Hampton and will be accessible to the public unless exempted by law.



 

 

 
        November 14, 2023 

                 
 

Mr. Ray Zatorski, Chairman 
East Hampton Planning & Zoning Commission 
1 Community Drive 
East Hampton CT  06424 
 
SUBJECT: Proposed Regulations regarding Agricultural Accessory Uses 
   Petitioner:  Nicole Palazzo  
 
Dear Mr. Zatorski: 
Pursuant to Section 8-3b of the Connecticut General Statutes, the East Hampton Planning & Zoning 
Commission has referred the referenced petition to the RiverCOG Regional Planning Committee for review 
for intermunicipal impacts.  The language recognizes a common theme, the need to allow agricultural 
operations to seek other forms of income in order to remain financially viable.  This proposal provides 
regulations that will allow events to be brought to farms that will be impacted by this new language. The 
petitioner reports that standards have been designed to allow ultimate control by the Planning & Zoning 
Commission to react to applications on a case-by-case basis. These comments are provided for the 
consideration of the East Hampton Planning & Zoning Commission at its public hearing which is scheduled to 
commence on Wednesday, December 6, 2023. 
 
Intermunicipal Impacts 
After review of the proposed regulation change, planning staff of the RiverCOG Regional Planning 
Committee has found that there will likely be no significant intermunicipal impacts if the regulations were to 
be adopted as proposed.  That said, whenever the Commission is presented with an application to allow 
events at a farm that is close proximity to properties in neighboring towns, members should keep an extra 
level of protection in mind as the details of the application are considered. Typical adverse impacts could 
include, but are not limited to, noise from musical events, both in volume and duration, and congestive 
traffic on smaller rural roads. 
 
Thank you for the opportunity to provide this report for intermunicipal impacts.  If there are any questions, 
please don’t hesitate to contact us at (860) 581-8554. 
           

For the Committee,      
           

  
J. H. Torrance Downes 

              Deputy Director, LCRVCOG 

 
Copy to: 
Janice Ehle-Meyer, Staff, RiverCOG Regional Agriculture Counsel 

Regional Planning Committee 



From: Janice Ehlemeyer
To: pbz-counter
Subject: RE: Text Amendment
Date: Tuesday, November 21, 2023 3:16:18 PM

CAUTION:
This email originated from outside of the organization. Do not click links or open attachments unless you recognize
the sender and know the content is safe. Remember to hover over any links and if you suspect the email is not
legitimate or a phishing email, please contact Tom McMahon at x3363. 

Cheryl,
Thanks much. The Regional Agriculture Council will agree that denying or requesting that the
application be withdrawn would be a chance to rework this application and come to a more
complete application.
 
Thank you,
Janice
 

Janice Ehle/Meyer
RiverCOG
145 Old Dennison Road, Essex, CT  06426
(860) 581-8554
jehlemeyer@rivercog.org
 

From: pbz-counter <pbz-counter@easthamptonct.gov> 
Sent: Tuesday, November 21, 2023 2:46 PM
To: Janice Ehlemeyer <JEhlemeyer@rivercog.org>
Subject: Text Amendment
 
Good Afternoon,
 
See attached memo we discussed.
 
Thank you,
 
Cheryl

This electronic message is a public record as defined by the Connecticut Freedom of Information Act
Section 1-200(5). A copy of this message and any reply will be retained by the Town of East Hampton
and will be accessible to the public unless exempted by law.

This electronic message is a public record as defined by the Connecticut Freedom of
Information Act Section 1-200(5). A copy of this message and any reply will be retained by
the Town of East Hampton and will be accessible to the public unless exempted by law.

mailto:JEhlemeyer@rivercog.org
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From: Michael Kowalczyk
To: Michael Kowalczyk; Janice Ehlemeyer
Cc: pbz-counter
Subject: Re: East Hampton Accessory Uses for Agriculture
Date: Thursday, November 16, 2023 10:24:09 AM

CAUTION:

This email originated from outside of the organization. Do not click links or open attachments unless you recognize
the sender and know the content is safe. Remember to hover over any links and if you suspect the email is not
legitimate or a phishing email, please contact Tom McMahon at x3363. 

Hi Janice,

It's a pretty straight forward application. A resident would like to host gatherings at her
farm, and is proposing a new zoning category to allow this. The text amendment
would allow a farm owner to apply for a special permit. 

The text amendment, if adopted, would allow the P&Z commission to issue the farm
owner a special permit to allow such events, reviewing issues such as
sanitation/porta-potty placement, parking, and noise, and set conditions such as
hours of operation, number of gatherings, allowing/prohibiting amplified music, etc,
based on that particular site's conditions. 

The resident initiated the application for the text amendment and provided a draft text.
A public hearing was set at our November meeting to consider the application next at
our December meeting, I believe.

The full application is here, under 6A. 11.1.2023 PZC Regular Meeting |
easthamptonct

-- Mike Kowalczyk

On Monday, November 13, 2023 at 11:30:29 AM EST, Janice Ehlemeyer <jehlemeyer@rivercog.org>
wrote:

Mike –

I see that East Hampton has an application to add “Accessory Uses to Agriculture” in Section 8.4.C:10

Can you tell me a little bit about that?  We are having a Regional Agriculture Meeting on Thursday, Nov
16th and would like to add this to our agenda.

Give me a call if you get a chance or email please.

 

Thanks,

mailto:mkow88@yahoo.com
mailto:mkow88@engineer.uconn.edu
mailto:JEhlemeyer@rivercog.org
mailto:pbz-counter@easthamptonct.gov
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.easthamptonct.gov%2Fplanning-zoning-commission%2Fevents%2F55721&data=05%7C01%7Cpbz-counter%40easthamptonct.gov%7C1c59b73871ef4eda0fd808dbe6b81187%7C2bd83674902d4620813051f2f9bba9ff%7C0%7C0%7C638357450488401002%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=MTGrN5wKgsq4a5q9edTggeFflzL0VIMlev%2ByDOwm2Zk%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.easthamptonct.gov%2Fplanning-zoning-commission%2Fevents%2F55721&data=05%7C01%7Cpbz-counter%40easthamptonct.gov%7C1c59b73871ef4eda0fd808dbe6b81187%7C2bd83674902d4620813051f2f9bba9ff%7C0%7C0%7C638357450488401002%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=MTGrN5wKgsq4a5q9edTggeFflzL0VIMlev%2ByDOwm2Zk%3D&reserved=0


Janice

 

Janice Ehle/Meyer
RiverCOG

145 Old Dennison Road, Essex, CT  06426

(860) 581-8554

jehlemeyer@rivercog.org

 

This electronic message is a public record as defined by the Connecticut Freedom of
Information Act Section 1-200(5). A copy of this message and any reply will be retained by
the Town of East Hampton and will be accessible to the public unless exempted by law.

mailto:jehlemeyer@rivercog.org


Member Municipalities: Bozrah * Colchester * East Lyme * Franklin * Griswold * Borough of Jewett City * City of Groton * Town of 
Groton * Lebanon * Ledyard * Lisbon * Montville * New London * North Stonington * Norwich * Preston * 
Salem * Sprague * Stonington * Stonington Borough * Waterford * Windham 

 
 

If language assistance is needed, please contact SCCOG at 860-889-2324, office@seccog.org. 
Si necesita asistencia lingüística, por favor comuníquese a 860-889-2324, office@seccog.org. 

如果您需要语言帮助，请致电860-889-2324或发送电子邮件至 office@seccog.org. 

 
  SOUTHEASTERN CONNECTICUT COUNCIL OF GOVERNMENTS 

5 Connecticut Avenue, Norwich, Connecticut 06360 
(860) 889-2324/Fax: (860) 889-1222/Email: office@seccog.org 

 
 
(Via electronic mail) 
 
 

December 1, 2023 
 
Cheryl Guiliano 
Office Technician/Building & Land Use 
1 Community Drive 
East Hampton, CT 06424 
 
Dear Ms. Guiliano,  
 
I am writing in response to an application for regulation amendments for the Town of East Hampton. The 
application was received on 11/2/2023. The application was referred to this agency pursuant to Section 8-
3 of the Connecticut General Statutes. 
 
The proposed amendments include changes to Section 8.4.C of the East Hampton Zoning Regulations to 
allow accessory uses to agriculture by special permit and site plan review.  
 
Based a review of the material provided, I have determined that the proposed amendments are not likely 
to have a negative inter-municipal impact.  
 
If you have any questions, please contact me at 860-889-2324. 
 

Sincerely, 

 
Nicole Haggerty  
Planner II 
nhaggerty@seccog.org 

mailto:seccog@snet.net


Nicole Palazzo 
Dra�: 1/1/24         

Proposed Addi�on to Sec�on 8.4 

The following is proposed to be added to Sec�on 8.4: 

8.4.O. Agritourism 

1. Purpose: The purpose of this sec�on is to encourage the preserva�on of agricultural land in the 
town of East Hampton through the use of agritourism. Agritourism is a way to decrease the financial 
hardships small farms experience while increasing the ability to have a posi�ve impact on the town 
surrounding them.    

A. Agricultural Accessory Uses: Agricultural-related accessory use can be events that are 
accessory to and have a logical nexus with the exis�ng agricultural opera�on.  These events can 
include, but are not limited to horse shows, seminars/mee�ngs, on-site tours for the public to 
see the opera�on or produc�on of farm products, pick your own events, trainings/lessons or 
other accessory agricultural uses. A zoning permit is required for agricultural accessory uses. 

B.  Non-Agricultural Accessory Uses: Non-agricultural accessory uses may include public or 
private events and ac�vi�es that use the property but are not directly accessory to agriculture. 
This event may include, but are not limited to outdoor recrea�on events, weddings, private 
par�es, banquets etc. A special permit is required for non-agricultural accessory uses. 

2. Standards: All proper�es that par�cipate in agritourism must follow the following standards 
 below: 

A. Property: The property must be classified as farmland land with the East Hampton Assessor’s 
Office under PA 490 and contain a minimum of 10+ acres of land. A single property, or adjacent 
proper�es under common ownership totaling more than 10 acres may sa�sfy this requirement. 

B. Occupancy: The commission may specify the maximum number of atendees permited for 
any event category based on size of site, parking availability, type of event, impact on 
surrounding neighborhood,  site condi�ons and public health/safety concerns. 

 C. Sound: Events may have outdoor amplified sound within State Statutory limits provided that 
 such amplified sound terminates no later than 10 pm Monday-Saturday and 9:30pm on Sunday. 
 The applicant shall include sound atenua�on details as part of applica�on submission. 

 D. Parking: Off-street parking shall be provided as required in the Zoning Regula�ons. No parking 
 area shall be located less than one hundred (100') feet from a public highway, and where located 
 less than one hundred (100') feet from any other property line shall be protected by a 
 landscaped buffer strip not less than forty (40') feet wide.  

G. Site Plan: A site plan must be submited showing the loca�on of events, any temporary 
 facili�es, parking, sanitary facili�es, and any other per�nent details, along with a narra�ve 
descrip�on of proposed events, which would be helpful for  the Commission in making its decision 
in allowing a special permit. 

 

 



Nicole Palazzo 
Dra�: 1/1/24         

 

  



Farm related definitions: 
 
Accessory Farm Businesses (AFB): An accessory farm business, as identified in Section 
5.2.14, is a farm business located within the boundaries of a farm property that has a 
minimum of twenty-five (25) acres of which a minimum of five (5) acres shall be for the 
growing of produce or crops or pasture for farm animals. AFBs shall be operated as part of 
a farm based on the filing of an IRS Schedule F 1040 approved by the Assessor.  
 

 
 Farm.  A farm shall equal at least five (5) contiguous acres of land or more under one (1) 

ownership under cultivation or used for livestock and poultry and may contain buildings 
which are mainly used for and incidental to farming, and may include a single-family 
home for the farm owner or farm caretaker and/or accessory apartments for farm 
workers within any accessory structure. The number of accessory apartments shall not 
exceed two (2) units        in addition to the Single-family home. Each accessory apartment shall 
not exceed fifty (50 ) percent of the size of the accessory building in which it is located 
or a maximum of seven hundred fifty (750) square feet per unit. A Zoning Permit for any 
accessory apartment shall  be submitted to the ZEO for approval. An IRS Schedule F 
1040 form shall be filed annually and approved by the Assessor in order to be considered a 
farm.        

  
Farm, Commercial Livestock.  The keeping of livestock for breeding, boarding, and/or 
instruction for commercial purposes, and in accordance with Section 5.1.4 of these 
Regulations.  

 
Farm, Commercial Poultry. A farm for the keeping of poultry over two hundred fifty 
(250) birds in accordance with Sections 5.2.13 and 18.21 of these Regulations.   

   
Farm-to-table Cuisine. The serving of local food at restaurants and school cafeterias, 
preferably through direct acquisition from the producer which might be a winery, cider 
mill, brewery, fishery, or other type of food producer which is not strictly a "farm.” 

 
Farm Winery, Cider Mill and other similar farm fruit facility.  Any place or premises, 
located on a farm with land area that equals five (5) acres or more provided a minimum of 
two (2) acres of the parcel shall be used for the growing of grapes, or other fruit, for which 
wine or other fruit drink is manufactured and sold in accordance with Section 18.18 of 
these Regulations.  Such wineries are permitted in R-120, R-80, R-60, R-40, C-1, PI, RC, 
TRD, the Preston City Village District, and Poquetanuck Village District. 
 

 Farm Vineyard, Winery, Cider Mill and other similar farm fruit facility - Large 
Acreage. Any place or premise located on a farm with land area that equals at least twenty-
five (25) acres or more provided there is a minimum of five (5) acres of planted vineyard or 
orchard or more for which wine or other fruit drinks are manufactured and sold in 
accordance with Section 18.19 of these Regulations. Such winery with vineyard and cider 
mills with orchards are permitted in R-120, R-80, R-60, R-S, R-40, C-1, PI, RC, TRD, the 

https://en.wikipedia.org/wiki/Local_food


Preston City Village District, and Poquetanuck Village District by special exception 
pursuant to Section 18.19 of these Regulations. 

 
 Farming. The act of cultivation of land for the growing of vegetables, grains, grasses, 

trees, herbs, fruit, or other horticultural products; the raising of livestock, farm animals, 
poultry and birds, the producing of milk, and other similar pursuits except gardens, 
livestock or fowl grown mainly for home use and in accordance with Section 5.1.5 and 
5.1.6 of these Regulations shall not be classified as farming. 

 
Excerpt regarding farm uses and farm businesses 
 
Permitted use: 
 
5.1.3 Farm including seasonal and other accessory farm businesses, such as, corn mazes, 
farm rides, and similar, not listed in Section 5.2.14 of these Regulations.  

 

Special Exception uses:  

5.2.14 Accessory Farm Businesses (AFB) as noted here within, provided such farm property 
has a minimum of twenty-five (25) acres of which a minimum of five (5) acres shall be for 
the growing of produce or crops or pasture for farm animals. AFBs shall be operated as part 
of a farm based on the filing of an IRS Schedule F 1040 approved by the Assessor. All ASBs 
shall have adequate off-street parking designed with an acceptable pervious surface. AFBs 
shall have adequate screening to any adjacent residential property.  
 

a) Farm Catering and Banquet Facility. Farm-to-table cuisine made from local 
ingredients that may be served on or off site and include: 

   
1. Closed Farm Banquet Events. These events are not open to the general 

public, such as weddings, private parties, and similar provided: 
i. Alcoholic beverages may be served provided a valid liquor license is 

obtained in accordance with the CGS. 
ii. There shall be no more than three (3) such events per week.  At the 

discretion of the Commission, the number of events may be reduced 
based on a determination of the facility’s compatibility with the 
capacity of the road, density of the neighborhood and other quality of 
life concerns. 

2.  Special Public Farm Promotional Events. These events are opened to the 
general public, as follows: 

i. Six (6) events are permitted throughout a calendar year.   
ii. Farm to table meals, finger foods and/or pastries may be served for 

such events. A farm to table meal is defined as a diversified selection 
of food of which some of the produce or meat must be grown or 
raised on the farm. 

3. Event Permits. At least fourteen days prior to such event, a Zoning Permit 
application shall be submitted to the Zoning Enforcement Officer, who shall 



send copy to the First Selectman.  The applicant shall provide the type of 
event(s), date and number of estimated guests.  The Zoning Enforcement 
Officer may deny the request to conduct the event if the application is not filed 
timely or lacks the information required herein. 

4. Closed Farm Banquet Events and Special Public Farm Promotional 
Events. Such events shall not occur on the same day. 

 
a) Retail Farm Building for the sale of farm products and other accessory farm 

products provided that fifty percent (50%) of the products are produced on the 
premises or are farm produce such as vegetables, fruit or dairy products. The 
building shall not exceed five thousand (5,000) square feet. The availability of food 
from outside vendors is permitted provided a vendor permit is obtained from the 
Zoning Enforcement Officer. There shall be no fee for such vendor permits.  

b) Farm to Table Public Restaurants may be permitted by the Commission provided: 
i. There are no more than forty (40) seats. 

ii. There shall be a farm connection by either providing some of the 
produce or meat grown or raised on the farm and provides the theme 
for the restaurant. 

iii. Alcoholic beverages may be sold on the premises provided a valid 
liquor license is obtained in accordance with the CGS. 

 
c) Sale or Repair of Farm Equipment for commercial purposes provided the repair 

and/or retail area is located within a farm building and the retail area may not 
exceed five thousand (5,000) square feet.  

 
d) Historic Country Inn, as defined in Section 18.22, and provided the Inn involves 

the use of an historic structure (and any addition thereto) as identified in the 
Historic Inventory prepared by the Preston Historical Society.  

 
e) Tack Shop provided the building does not exceed 5,000 square feet. 

 
 

5.2.14.1 Accessary Farm Business Renewal Permit. A renewal permit is to be submitted 
March 1st of each year and is obtained from the Zoning Enforcement Officer. Said renewal 
permit is comprised of three (3) components, as follows:  

a) Review for compliance with the original special exception issued by the 
Commission.  

b) Notification of IRS Schedule F 1040 approval by the Assessor. 
c) Verification that a minimum of five (5) acres are being used for the growing of 

produce, crops or pasture for and with farm animals and/or livestock. 
 
If such renewal permit is not submitted or if the Zoning Enforcement Officer finds that the terms 
of the special exception are not being met and/or the property is not verified as a farm based on 
the IRS Schedule F 1040, the ZEO shall not renew the permit due to non-compliance 


	6A. Complete App.pdf
	5B. InterimPlanner Notes - FarmEvent Text Amendment 1123.pdf
	5B. letter to cont ph.pdf
	5B. App.pdf
	5B. other town regs.pdf
	east_haddam_regulations.pdf
	other town regulations.pdf
	Durham farm reg.pdf
	colchester reg.pdf
	ZC Final Farm Tourism Revised 3_16_17.pdf
	east_haddam_regulations.pdf


	5B. PC.COGs comments.pdf
	Police Chief comments.pdf
	COGS.pdf
	agAccessoryUses111423rev.pdf
	email from janice at rivercog.pdf
	Email re text amendment from RiverCOG.pdf


	SCCOG.pdf

	Updated Zoning 8.4.O.pdf
	Preston agri-business.pdf
	i. Alcoholic beverages may be served provided a valid liquor license is obtained in accordance with the CGS.
	ii. There shall be no more than three (3) such events per week.  At the discretion of the Commission, the number of events may be reduced based on a determination of the facility’s compatibility with the capacity of the road, density of the neighborho...
	iii. Alcoholic beverages may be sold on the premises provided a valid liquor license is obtained in accordance with the CGS.




