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DEPARTMENT OF PLANNING AND DEVELOPMENT 
 
 

MEMORANDUM 
 
TO:  Planning and Zoning Commission 
 
FROM:  Mark Wujtewicz, Planner 
 
DATE:  January 13, 2026 
 
TITLE:  Staff Report: PL-25-20 

3 Lot Residential Resubdivision 
Ava’s Meadow 97 Spithead Road  

    
 
 
EXECUTIVE SUMMARY 

The project as proposed is for a 3-lot residential resubdivision located at 97 Spithead Road. 
The property is located within the R-40 (Low Density Residential) Zone District. The gross area 
of the parcel is 32.79 acres and contains inland wetlands. This property was subject to a 
subdivision approval granted by the Waterford Planning and Zoning Commission on January 29, 
1990 through application #89-216.  

Approximately 4.73 acres of the property will be annexed and merged with an adjacent 
parcel under separate ownership located at 81 Spithead Road. The remaining property will 
consist of approximately 28.06 acres which is the subject of this resubdivision.  

The parcel has approximately 682 linear feet of frontage along Spithead Road, which is a 
Town accepted road. All three lots are configured as standard frontage lots. Lot 3 contains an 
existing single-family dwelling that is served by an onsite septic system and municipal water 
supply. It will continue to utilize an existing driveway accessing Spithead Road. Single-family 
dwellings are proposed to be constructed on Lots 1 and 2 with on-site septic and municipal water 
supply. Individual driveways are proposed to be constructed for each of the lots. There are no 
public improvements proposed for this project.  

The property contains approximately 10 acres of wetlands, the majority of which occurs in 
the rear of Lot 3. While Lot 1 contains approximately 900 square feet of wetlands there are no 
wetlands identified on Lot 2. The Waterford Conservation Commission reviewed the proposal 
through Inland Wetland application #C-25-13 and established a 50 foot wetland non-
encroachment boundary around the wetland located on proposed Lot #1. Notice of the 
Conservation Commission action has been submitted into the record as Exhibit 5.  

FIFTEEN ROPE FERRY ROAD WATERFORD, CT 06385-2886 
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There is an existing easement on the property in favor of the Eversource Power Company 
that is located on Lot 3.  
 
The application was received by the Commission on December 16, 2025.  
The Public Hearing was advertised in The Day on December 30, 2025 and January 6, 2026.  
The date of Public Hearing was January 13, 2026. 
  
BACKGROUND 

Pertinent Regulations 
CT General Statutes: 

CGS 8-26 – Subdivision of Land  
Zoning Regulations: 

Section 3.34 – Lot Design Standards  
Section 5 – Low Density Residential District (R-40) 

Subdivision Regulations: 
Section 3 – Subdivision Application Procedures 
Section 4 – Final Plan Requirements 
Section 5 – Design Requirements 
 

DISCUSSION  
The applicant proposes to resubdivide the existing parcel into three lots. The existing parcel 

was originally created through subdivision approval of application #89-216 granted by the 
Planning and Zoning Commission on January 29, 1990. Any further subdivision of 97 Spithead 
Road, which is the subject of this application, qualifies as a resubdivision in accordance with CT 
General Statute (CGS) 8-25 and as defined in the Town of Waterford Subdivision Regulations.  

The property survey conducted for this proposal revealed a discrepancy in the location and 
configuration of the southern boundary line of the parcel from a previous survey. A portion of 
the property (approx. 4.73 acres) is proposed to be merged with an adjacent parcel located at 81 
Spithead Road which is under separate ownership. The filing of a quit-claim deed that reflects 
this proposed parcel merger will be included as a condition of approval. The remaining 28.06 
acres will be resubdivided into three parcels. Lots 1 and 2 will be vacant parcels with each 
consisting of approx. 2.67 acres. Lot 3, which contains the existing dwelling and accessory 
buildings, will consist of approx. 18 acres and will continue to utilize the existing driveway. The 
proposed Lots 1 and 2 will each contain new driveways for access onto Spithead Road.  

The three parcels that will be created through this resubdivision are consistent with the 
design standards for lots in the R-40 Zone District and the criteria within the Town of Waterford 
Subdivision Regulations and Section 3.34 (Lot Design Standards) of the Zoning Regulations. 
The onsite septic systems have been reviewed by the Ledge Light Health District and approved 
with conditions (Ex.1d) 
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RECOMMENDED ACTION 
Based on the information provided, staff recommends the Planning and Zoning Commission find 
that:  

Findings: 
1.  The property is located entirely within the R-40 (Low Density Residential) Zone District 
2.  The division of the property constitutes a resubdivision in accordance with the definition 

of resubdivision within the Town of Waterford Subdivision Regulations and State 
Statute. 

3. The proposed lots comply with the lot design standards of Section 3.34 and Section 5 of 
the Town of Waterford Zoning Regulations as shown on the plan.  

4. The Waterford Conservation Commission issued Inland Wetland Permit# C-25-13 for 
regulated inland wetland activities. 

5. The Waterford Conservation Commission issued a report of its action on application #C-
25-13 in accordance with CGS §8.26. (Exhibit 5) 

and that the Commission approve with conditions application PL-25-20 with the following 
conditions:  

1. The area identified on the plans as “Parcel of Land to be Quit-Claimed to Marjorie L. 
Daly Trustee” shall be recorded on the Town of Waterford land records no later than the 
filing of the resubdivision plans on the land records.  

2. Any new breaks in the existing stone wall shall be removed and restacked along the 
existing wall.  

3. Driveway sightline demonstrations will be required for each driveway prior to the 
issuance of building permits for each lot. 

4.  All conditions of approval for Inland Wetland Permit #C-25-13 shall be incorporated 
into this decision as if fully set forth herein.  

 
Proposed Motion: 
To approve with conditions Application PL-25-20, a 3-Lot residential resubdivision located 
at 97 Spithead Road with conditions 1 through 4 and to adopt the findings 1 through 5 of 
the staff report dated January 13, 2026.  



Town of Waterford
Department of Planning and Development

www.waterfordct.org 
 

 

 

 

 

Informal Staff Review Site Plan/Design Review Municipal Project (CGS§8-24)

Special Permit/Design Review1 Subdivision /Resubdivision Lot line Adjustment

Zoning Map Change Regulation Amendment(s) New District

Multifamily Development Coastal Area Management 2 Earth Excavation

Flood Hazard Area Other: ___________________ Other: ___________________

Specify all uses and corresponding section for which this application applies3:

Use:  _______________________________________ Section: ____________________________________________

Use:  _______________________________________ Section: ____________________________________________

Use:  _______________________________________ Section: ____________________________________________

Name of proposed development/subdivision: ____________________________ If subdivision how many lots?: _______

If applicable, are roadways proposed to be private, public or both: 

Private Public Both4

Parcel 1 Parcel 2

Map/Block/Lot:   ____/____/____    ____/____/____ Map/Block/Lot:   ____/____/____    ____/____/____

Street No. & Name: _______________________ Street No. & Name: _______________________ 

Size SF/AC:  ___________/___________ Size SF/AC:  ___________/___________ 

Zoning District(s): __________________ Zoning District(s): __________________
                                                           
1 Include a completed list of property owners with Parcel ID, name, address and mailing address.  It is the applicant’s responsibility to distribute all 
notices certified return receipt.  Evidence of mailing shall be submitted prior to the start of the hearing.  Failure to do so will delay the opening of the 
hearing. 
2 Coastal Site Plan reviews under Coastal Area Management §25.4 must submit a completed PZC Form 2 in addition to this PZC Form 1. 
3 The use listed must correspond to the exact use term noted within the zoning district as a permitted use allowed through site plan or special permit.
4 A plan must accompany the application clearly delineating the limits of public and private roads. 

PZC Form 1

Planning and Zoning Application

1. Type of Application(s), Use and Property Information (check all that apply)

Office Use Only

Date Submitted:___________

Processed By:_____________  

App. No.: ________________ 

Total Fee: $_______________

Electronic Submission 
Waived:  _____Yes  _____No

Definitions Section 1
Agri-Tourism 3.41, 3.41.1, 3.41.2(b), 3.41.2(c)3.41.2(f), 3.41.2(n), 3.41.3

Farming 6.1.2



Name: ____________________________________ Applicant’s Authority to File Application5

Title: ____________________________________ Legal Owner of Record

Company: ____________________________________ Power of Attorney

Address: ____________________________________ Contract to Purchase

City/State: ________________________ __________ Other ________________________________

Zip Code: _______________

Telephone: _________________ Fax: ___________________ Email: ________________________

Name: ____________________________________ Specify Nature of Agent

Title: ____________________________________ Attorney

Company: ____________________________________ Civil Engineer

Address: ____________________________________ Land Surveyor

City/State: ________________________ __________ Design Professional; ____________________

Zip Code: _______________ Other: _______________________________

Bar/License/Reg. No.:___________________

Telephone: _________________ Fax: ___________________ Email: ________________________

Note: If landowner is an LLC, Corporation, Trust or other legal entity, attach the names, addresses and title of each 
member or officer, including agent(s). If same as applicant list ‘Same’.

Name: ________________________________ Name: ________________________________

Title: ________________________________ Title: ________________________________

Company: ________________________________ Company: ________________________________

Address: ________________________________ Address: ________________________________

City/State: ________________________ ______ City/State: ________________________ ______

Zip Code: _______________ Zip Code: _______________

Telephone: _______________ Telephone: _______________

Fax: _______________ Fax: _______________

Email: _______________ Email: _______________
                                                           
5 Applicant must submit evidence attesting to the authority to file application (i.e. deed, option for purchase, etc.) 

2. Applicant Information

3. Agent Information; if applicable

4. Property Owner(s) and Parcel(s) Information Is owner co-applicant?       Yes        No

Waterford Planning & Zoning Commission

Town of Waterford
15 Rope Ferry Road
Waterford CT Commission Proposal
06385



Attached a typed statement of use in conformance with the Zoning Regulations as described in Section 22.4.2.  In addition 
include all hours and days of operation, size of buildings and number of stories, utilities servicing the parcel, variances 
received, number of employee and structures to be demolished. 

Attach a statement describing how the building and site design is compatible with the neighborhood, character of 
Waterford and Zoning Regulations. 

Attach a statement attesting to how the proposed use, zone change, amendment or design is consistent with the most 
recent adopted Plan of Preservation, Conservation and Development (the Plan).  Note relevant Plan section numbers and 
pages. 

Yes No             % of Property

a.  Are inland wetlands present on site?   Total SF/AC _____________/___________      _________ 

b.  Are tidal wetlands present on site?   Total SF/AC _____________/___________      _________ 

c.  Are their known or suspected vernal pools on the property?  

d. CT DEEP NDDB: Are endangered, threatened or species of special concern suspected to be located on 
the property? Applicant must attach an 8 ½ x 11 map of the most current CT DEEP Natural Diversity 
Database with site clearly identified regardless of response provided. If you answered yes to item d.,
attach a letter from CT DEEP stating the name of the specie(s) that are suspected to be on the 
property. See Section 22 of the Zoning Regulations for additional information.

e.  Are floodplains or flood hazard areas on the property?  

Identify: ___________________________________________________________________________ 

f.  Is the property located within a local, state of national historic district?   

If yes identify district name:  ___________________________________________________________ 

g.  Does the site possess any structures or sites listed on the local, state or national register of historic 
landmarks?

If yes, identify: ______________________________________________________________________ 

8. Natural and Cultural Resources

5. Statement of Use

6. Statement of Design Compatibility (Site Plans and Special Permits only)

7. Consistency with Adopted Plan of Preservation, Conservation and Development (all 
applications) 



Yes No

a. Is any part of the site within 500' of the Town line?  Which town: _________________________ 

b. Will any egress or ingress for the property use streets within an adjoining municipality?

c. Is any work proposed in wetlands or watercourses?  Explain in Statement of Use

d. Is any work proposed within 100 feet of a wetlands or watercourse? Explain in Statement of Use

e. Is any work proposed within a floodplain or flood hazard area? Explain in Statement of Use  

f. Is public water available or proposed to the site?  Identify: ________________________________ 

g. Are public sanitary sewers available or proposed to the site?  Identify: _______________________ 

h. Is there a utility, drainage or other easement(s) on the site? Specify:_________________________ 

i. Is open space proposed on the property?   

How much open space is proposed (SF/AC)? _________/_________    Percent of property(s)_____ 

Use and purpose of open space: ______________________________________________________ 

Have previous permits been issued for the Property:      Yes             No (List singularly; attached additional pages if necessary)

Date Issued   Issuing Agency   Approved Use/Activity 

__________  ___________________  ___________________________________________________ 

__________  ___________________  ___________________________________________________ 

__________  ___________________  ___________________________________________________ 

__________  ___________________  ___________________________________________________ 

__________  ___________________  ___________________________________________________ 

9. Additional Information

10. Previous Land Use Permits Associated with the Property(s)



Yes No

a. Is this application for a new zoning district and/or regulation not presently established within the 
Zoning Regulations?  If a new zoning district, distinguish type of zone proposed:

Fixed Zone

Floating Zone

Overlay Zone

Identify proposed zone name: ____________________________________________________ 

For new regulations, list proposed section number(s) and titles(s): 

i. ______________________________________________________________________ 

ii. ______________________________________________________________________ 

iii. ______________________________________________________________________ 

b. Is this application an amendment to an existing regulation?  Attach proposed amendments, clearly 
noting any deletions, modifications or additions.  List sections proposed to be modified:

i. ______________________________________________________________________ 

ii. ______________________________________________________________________ 

iii. ______________________________________________________________________ 

c. Is this application for a change to a district already established within the regulations?  Identify:

________________________________________________________________________________  

Supporting materials: 

For new zoning districts or a change in zone provide a legal description of the land involved in the zone district change
including the following:

Location map at 1”=1000’ 
Accurate description and acreage of tract(s) to be changed with existing buildings and uses 
Show existing features including but not limited to contours at two-foot intervals, wetlands and watercourses,
flood plains, all improvements and structures,   
All lots or parts of lots contained in an area within 500 feet in all directions of the zone change tract
All lots shown in this area and within the zone change tract shall contain the name and address of owners as 
recorded in the Assessor’s records and shall show the nature of use 
North point, and distance along road from nearest road intersection. 
Scale of map(s)

11. Change of Zone, Regulation Amendment or New Zoning District, if applicable

X

Section 1 Definitions

X

3.41, 3.41.1, 3.41.2(b), (c), (f), (n), 3.41.3
6.1.2



Complete the following table, which must also be included on applicable drawings:

Zoning District(s): ____________

Item Required Proposed

Minimum Lot Size

Frontage

Front Yard

Side Yard

Rear Yard

Building Line

Building Coverage

Parking6

Landscaping

Impermeable Coverage

                                                           
6 Attach method used to determine the number of parking spaces required. 

12. Bulk Zoning Requirements Table



Provide a list of all professionals responsible for the project.  Additional pages attached, if necessary: Yes             No

Discipline: _______________________________  Telephone: _______________________________ 

Name:   _______________________________  Fax:  _______________________________ 

Company: _______________________________  Email:  _______________________________ 

License(s)/       License(s)/ 
Accreditations: _______________________________  Accreditation No(s): ___________________________ 

Discipline: _______________________________  Telephone: _______________________________ 

Name:   _______________________________  Fax:  _______________________________ 

Company: _______________________________  Email:  _______________________________ 

Licenses and/or       License/
Accreditations: _______________________________  Accreditation No(s): ___________________________ 

Discipline: _______________________________  Telephone: _______________________________ 

Name:   _______________________________  Fax:  _______________________________ 

Company: _______________________________  Email:  _______________________________ 

Licenses and/or       License/
Accreditations: _______________________________  Accreditation No(s): ___________________________ 

Discipline: _______________________________  Telephone: _______________________________ 

Name:   _______________________________  Fax:  _______________________________ 

Company: _______________________________  Email:  _______________________________ 

Licenses and/or       License/
Accreditations: _______________________________  Accreditation No(s): ___________________________ 

Discipline: _______________________________  Telephone: _______________________________ 

Name:   _______________________________  Fax:  _______________________________ 

Company: _______________________________  Email:  _______________________________ 

Licenses and/or       License/
Accreditations: _______________________________  Accreditation No(s): ___________________________ 

13. Planning, Design and Engineering Team



Itemize, including additional attachments, all information provided in support of the application.  Titles, dates and 
sheet/map numbers shall correspond exactly with the corresponding information provided.  
Additional pages attached, if necessary:         Yes             No
____________________________________________  ____________________________________________ 

____________________________________________  ____________________________________________ 

____________________________________________  ____________________________________________ 

____________________________________________  ____________________________________________ 

____________________________________________  ____________________________________________ 

Sec. 7-159b – Pre-application review of use of property. Notwithstanding any other provision of the general statutes, 
prior to the submission of an application for use of property under chapters 124, 126, 440 and 541 or any other provision 
of the general statutes authorizing an authority, commission, department or agency of a municipality to issue a permit or 
approval for use of such property, such authority, commission, department or agency or authorized agent thereof may 
separately, jointly, or in any combination, conduct a pre-application review of a proposed project with the applicant at 
the applicant's request. Such pre-application review and any results or information obtained from it may not be appealed 
under any provision of the general statutes, and shall not be binding on the applicant or any authority, commission, 
department, agency or other official having jurisdiction to review the proposed project.  

I have read and understand the above provision of the Connecticut General Statutes and understand and agree that 
whatever discussion, comments and/or recommendations are made through this review are non-binding upon the parties.  

Further, I acknowledge and agree that this pre-application review meeting is being conducted prior to and in anticipation 
of a formal application to the Waterford Planning and Zoning Commission or Conservation Commission to obtain 
feedback and response to the proposal or design, as it exists on this date, in the interest of preparing an application 
consistent with the Subdivision, Zoning or Wetlands regulations of the Town of Waterford as the case may be.

Signature     Printed Name     Date

_______________________________  _______________________________  ________________ 
Applicant

_______________________________  _______________________________  ________________ 
Agent

_______________________________  _______________________________  ________________ 
Land Owner

_______________________________  _______________________________  ________________ 
Land Owner 

14. Supporting Documentation

15. For Informal Staff Review Use Only

Existing Regulations 3.41, 3.41.1
3.41.2(b), (c), (f), (n), 3.41.3
Existing Regulation 6.1.2
Proposed Regulation Amendments



In accordance with the Waterford Code of Ordinance Chapter 16.08, the Commission may require third party technical 
assistance review for the evaluation of applications associated with but not limited to site plans, special permits, zone 
change and regulation amendments and may collect payment for costs associated with the review.  This includes but is not 
limited to civil engineering, architecture, legal assistance, traffic engineering and environmental protection.

Application Content 

The undersigned herby acknowledges that this application and statements submitted herewith are true to the best of my 
knowledge and approval of the application is contingent upon compliance with all requirements of said regulations.   

Right of Entry and Inspection

The undersigned hereby authorizes the Waterford Planning and Zoning Commission or its agents, to enter the subject 
property for the purposes of inspection and enforcement for the said Zoning Regulations until receipt of final Certificate 
of Occupancy and Certificate of Zoning Compliance. 

Electronic Data Accuracy and Transmission

If applicable, the undersigned hereby acknowledges that all electronic data submitted as part of this application is an 
accurate and true representation of all paper transmissions provided as part of this application and may be transmitted 
publically when requested and all applicable fees are paid in full by the requesting party. 

Signature     Printed Name     Date

_______________________________  _______________________________  ________________ 
Applicant 

_______________________________  _______________________________  ________________ 
Agent

_______________________________  _______________________________  ________________ 
Land Owner 

_______________________________  _______________________________  ________________ 
Land Owner 

17. Acknowledgements; All applications

16. Technical Assistance Review Fee



Section 1 - DEFINITIONS 

Farm Promotional Events:  
Events that are open to the general public including but not limited to Farm-to-Table Dining Experience, 
Educational Farm Tours and Workshops  

Farm Catering and Banquet Events:  
Private events such as weddings, private parties and similar uses not open to the general public. 
 
 
  



3.41  AGRI-TOURISM (Effective Date 1/29/18, Revised 6/4/25) 
Purpose: 
The purpose of this regulation is to allow Agri-tourism uses in Waterford, while maintaining rural 
character, preserving farmland, and protecting the health, safety and welfare of the citizens. Agri-
tourism presents a unique opportunity to combine aspects of tourism and agriculture to provide a 
number of financial, educational and social benefits to the community while allowing farmers to 
supplement their farming activities with activities and events directly related to the farm and 
farming. Agri-tourism aActivities are multi-day seasonal uses, which that are accessory to the 
Farm and Farming operation. They include which include, but are not limited to u-pick operations, 
hay rides, corn mazes, petting zoo, cut you own Christmas trees, farmer’s markets, wine tasting, 
horseback riding, carriage rides, sleigh rides, ice cream facilities, and garden tours. Agri-tourism 
activities are not subject to the issuance of a Special Permit. Agri-tourism Eevents are single day 
uses or multi-day uses with each day having a defined start and end time. Agri-tourism events may 
include Farm Promotional Events in addition to Farm Catering and Banquet Events. Multi-day 
uses events shall not exceed three consecutive days. Agri-tourism activities and events may be 
permitted only in the RU-120 Zone District.  

3.41.1.  At a minimum, aAgri-tourism activities events shall be permitted in accordance with the 
provisions contained herein, subject to the issuance of a Special Permit in conformance 
with Section 23 of these Regulations.  

3.41.2  General Provisions Applicable to Agri-tourism. 
a. The parcel(s) on which agri-tourism is proposed shall be contiguous and shall consist

of no less than 20 acres, of which at least 51% of the gross area of the parcel(s)
meets the definition of Farm in Section 1 of these regulations and is designated as
farmland by the Waterford Town Assessor pursuant to CGS Chapter 203§12-107(c),
as amended.

b. Agri-tourism activities and events shall be limited to the areas as shown on an
approved Site Plan, including outdoor and indoor areas of the farm property.

c. All parking and areas associated with activities and events shall be no closer than
150 feet from all property lines.

d. All activities and events shall occur between 8:00 a.m. and 10:00 p.m.

e. Outdoor lighting shall not shed light beyond the boundaries of the subject property.

f. No more than one (1) Agri-Tourism event shall take place simultaneously., no more
than two events shall take place in any week running from Monday to Sunday, and
no more than one event shall take place on any weekend running from Friday
through Sunday.  No more than 25 total Agri-tourism events may be permitted in a
calendar year. Each day of a multi-day event shall count toward the maximum
number of Agri-tourism events permitted in a calendar year. The Commission may
impose conditions to further limit the number and time of activities and events to
mitigate adverse impacts to neighboring properties.

g. The property owner shall reside on the property and be on the property during any
Agri-tourism activity or event.

h. All Agri-tourism activities and events shall comply with all local, state and federal
regulations and statutes. Approval of plans by other State, Federal and Local
regulatory agencies shall be obtained when applicable.

i. Complete visual screening, as defined in Section 1 of these regulations, shall be
provided during all times of operation.

j. All amplified music or sound shall occur within structures and shall comply with all
Town of Waterford noise ordinances.

k. Exterior speakers or amplification of music or sound is prohibited.



l. Overnight lodging is prohibited.

Off-street parking shall comply with the following provisions of Section 20 of the
Waterford Zoning Regulations:

Section 20.2

Section 20.16

Section 20.3(h)

Section 20.5

Section 20.6

A Zoning Compliance Permit shall be required for any activity or event to ensure
compliance with the Special Permit. Applications for Zoning Compliance shall be
made at least 7 days prior to the event. The Commission may impose conditions to
limit the number and time of events to mitigate adverse impacts to neighboring
properties

3.41.3  Submission requirements: 
In addition to the requirements of Section 22 & 23, the Special Permit Application to 
conduct Agri-tourism events shall also include, at a minimum, the following information: 

a. A statement describing the availability of adequate public utilities or on-site water
and septic capabilities.

b. A sworn, notarized statement by the property owner acknowledging requirements to
comply with all applicable public health, fire, and building codes.

c. A copy of the deed for the subject parcel.
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SECTION  6 - RURAL RESIDENTIAL DISTRICT (RU-120) 

6.1 GENERAL 
The minimum lot size in this district shall be 120,000 square feet subject to the lot design standards of 
Section 3.34 of these regulations.   The following shall be permitted uses within this district. 
(Amended 7/2/90, Effective 7/13/90) 

6.1.1 One-family dwellings. 

6.1.2 Farming, except piggeries and the raising of animals for the production of pelts. 

An agri-tourism activity as defined in Section 3.41 shall be considered an accessory use to the 
principal farming use and shall include but not be limited to seasonal activities such as, u-pick 
operations, hay rides, corn mazes, petting zoo, cut you own Christmas trees, wine tasting, 
horseback riding, carriage rides, sleigh rides, garden tours and other similar activities. 

Roadside stands not over 200 square feet in size, only when used for the sale of farm products, 
shall be permitted only if such stand is accessory to a farm use existing on the lot on which said 
stand is located, All such stands shall be set back 15 feet from the front property line and shall be 
provided with at least three off-street parking spaces in addition to those parking spaces required to 
serve the other uses of the property.  All of the products offered for sale at any stand established 
under this provision shall have been grown or produced on said property. 

6.1.3 Public libraries, public schools, and places of worship, subject to the approval of a site plan under 
the provisions of Section 22 of these regulations. 

6.1.4 Public or private parks and playgrounds, subject to the approval of a site plan under the provisions 
of Section 22 of these regulations. 

6.1. 5 (Repealed 10/1/2000) 

6.1.6 Customary Home Occupations as defined in Section 1 herein and subject to the provisions of 
Section 3.11 of these regulations. 

6.1.7 Accessory uses as defined in Section 1 herein and subject to the provisions of Sections 3.9 and 
3.10 of these regulations. 

6.1.8  Accessory  apartments in accordance with Section 3.36 of these Regulations. 

6.2 USES PERMITTED IN THE RU-120 DISTRICT SUBJECT TO THE APPROVAL OF A 
SPECIAL PERMIT 
The following uses may be permitted in the RU-120 District, if approved by the Commission in 
accordance with the provisions of Section 23 of these regulations. 

6.2.1 Radio or television antennae, flagpoles, towers, chimneys, water tanks or standpipes, any of which 
extend more than 40 feet above the ground or private antennae more than 20 feet above the 
residential structure on which they are to be erected or more than 40 feet above the ground. 

6.2.2 Cemeteries. 

6.2.3 Buildings and structures and sub-stations operated by utility companies, but excluding service 
yards and outside storage areas. 

6. 2.4 Municipal facilities including firehouses and parking lots serving firehouses.

6.2.5 Private educational institutions. 

6.2.6 Riding stables, nurseries, and commercial greenhouses. 
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 6.2.7 Animal hospitals, veterinary hospitals, and kennels. 
 
 6.2.8 Golf courses and country clubs. 
 
 6.2.9 Agri-tourism uses in accordance with Section 3.41 of these regulations. (Effective 1/29/18)   
 6.2.10 Convalescent nursing home, places for assisted living, hospitals, medical clinics or medical service 

laboratories. (Amended 8/19/08) 
 
6.2.11Accessory dwelling units in accordance with Section 3.39 of these Regulations.(Effective 6/30/13) 
 

6.3 MINIMUM LOT FRONTAGE AND WIDTH 
 No lot in this district shall have less than 150 feet frontage on a public street, and each  lot shall be at least 

200 feet in width at the building line. 
 
6.4 MINIMUM SETBACKS 
 

6.4.1 Front Yard - 50 feet, except when lots front a State Highway, the minimum setback shall be 75 
feet. 

 
 6.4.2 Side Yard - 30 feet. 
 
 6.4.3 Rear Yard - 75 feet. 
 
6.5 BUILDING COVERAGE 

 The aggregate building coverage on any lot in this district shall not exceed 15% of the  total area of said 
lot. 

 
6.6 MAXIMUM BUILDING HEIGHT 

 No building in this district shall be constructed, reconstructed, extended, enlarged, moved, or altered in 
any way so as to have a maximum building height in excess of 35 feet, except as provided in Section 3.6 
of these regulations. 

 
6.7 OFF-STREET PARKING 

 Off-street parking spaces shall be provided for each lot within this district in accordance with the 
provisions of Section 20 of these regulations. 

 
6.8 SIGNS 

 All signs erected within this district shall conform to the requirements of Section 21 of these regulations. 
 
6.9 ENVIRONMENTAL PROTECTION 

 No development shall be undertaken on any lot within this district nor shall the existing character, 
including vegetation and topography, be disturbed from its natural state except in accordance with the 
provisions of Section 25 of these regulations. 

 
       
       
 
 
 
 
 
 
 
 
 
 
 
  



Section 1 - DEFINITIONS 

Farm Promotional Events:  
Events that are open to the general public including but not limited to Farm-to-Table Dining Experience, 
Educational Farm Tours and Workshops  

Farm Catering and Banquet Events:  
Private events such as weddings, private parties and similar uses not open to the general public. 
 
 
  



Seasonal Harvest Festivals:  

• Celebrating specific crops: Focus on a particular crop when it's at its peak, such as a 
"Heirloom Tomato Festival" or "Strawberry Shortcake Day". 

• Integrating cultural traditions: Host celebrations around heritage crops, incorporating 
traditional music, dance, and food preparations. 

• Family-friendly activities: Include pumpkin carving contests, apple pressing 
demonstrations, hayrides, corn mazes, petting zoos, and farm-themed photo opportunities 
to attract families.  

Farm-to-Table Dining Experiences:  

• Seasonal dinners: Host quarterly dinners highlighting the season's best produce. 
• Chef collaborations: Partner with local chefs for cooking demonstrations and meals 

using farm ingredients. 
• Sunset dinners in the fields: Offer exclusive dining experiences among your crops. 
• Interactive food stations: Set up tasting stations and chef demonstration areas to engage 

guests.  

Educational Farm Tours and Workshops:  

• Hands-on harvesting: Offer guided tours where visitors can pick their own produce. 
• Cooking classes: Teach guests how to use farm-fresh ingredients. 
• Agricultural skill-sharing sessions: Host workshops on topics like sustainable farming 

or food preservation. 
• Targeting specific demographics: Design tours tailored to different groups, such as 

school children or food enthusiasts 



3.41  AGRI-TOURISM (Effective Date 1/29/18, Revised 6/4/25) 
Purpose: 
The purpose of this regulation is to allow Agri-tourism uses in Waterford, while maintaining rural 
character, preserving farmland, and protecting the health, safety and welfare of the citizens. Agri-
tourism presents a unique opportunity to combine aspects of tourism and agriculture to provide a 
number of financial, educational and social benefits to the community while allowing farmers to 
supplement their farming activities with activities and events directly related to the farm and 
farming. Agri-tourism aActivities are multi-day seasonal uses, which that are accessory to the 
Farm and Farming operation. They include which include, but are not limited to u-pick operations, 
hay rides, corn mazes, petting zoo, cut you own Christmas trees, farmer’s markets, wine tasting, 
horseback riding, carriage rides, sleigh rides, ice cream facilities, and garden tours. Agri-tourism 
activities are not subject to the issuance of a Special Permit. Agri-tourism Eevents are single day 
uses or multi-day uses with each day having a defined start and end time. Agri-tourism events may 
include Farm Promotional Events in addition to Farm Catering and Banquet Events. Multi-day 
uses events shall not exceed three consecutive days. Agri-tourism activities and events may be 
permitted only in the RU-120 Zone District.  

3.41.1.  At a minimum, aAgri-tourism activities events shall be permitted in accordance with the 
provisions contained herein, subject to the issuance of a Special Permit in conformance 
with Section 23 of these Regulations.  

3.41.2  General Provisions Applicable to Agri-tourism. 
a. The parcel(s) on which agri-tourism is proposed shall be contiguous and shall consist

of no less than 20 acres, of which at least 51% of the gross area of the parcel(s)
meets the definition of Farm in Section 1 of these regulations and is designated as
farmland by the Waterford Town Assessor pursuant to CGS Chapter 203§12-107(c),
as amended.

b. Agri-tourism activities and events shall be limited to the areas as shown on an
approved Site Plan, including outdoor and indoor areas of the farm property.

c. All parking and areas associated with activities and events shall be no closer than
150 feet from all property lines.

d. All activities and events shall occur between 8:00 a.m. and 10:00 p.m.

e. Outdoor lighting shall not shed light beyond the boundaries of the subject property.

f. No more than one (1) Agri-Tourism event shall take place simultaneously., no more
than two events shall take place in any week running from Monday to Sunday, and
no more than one event shall take place on any weekend running from Friday
through Sunday.  No more than 25 total Agri-tourism events may be permitted in a
calendar year. Each day of a multi-day event shall count toward the maximum
number of Agri-tourism events permitted in a calendar year. The Commission may
impose conditions to further limit the number and time of activities and events to
mitigate adverse impacts to neighboring properties.

g. The property owner shall reside on the property and be on the property during any
Agri-tourism activity or event.

h. All Agri-tourism activities and events shall comply with all local, state and federal
regulations and statutes. Approval of plans by other State, Federal and Local
regulatory agencies shall be obtained when applicable.

i. Complete visual screening, as defined in Section 1 of these regulations, shall be
provided during all times of operation.

j. All amplified music or sound shall occur within structures and shall comply with all
Town of Waterford noise ordinances.

k. Exterior speakers or amplification of music or sound is prohibited.
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l. Overnight lodging is prohibited.

m. Off-street parking shall comply with the following provisions of Section 20 of the 
Waterford Zoning Regulations:

i. Section 20.2

ii. Section 20.16

iii. Section 20.3(h)

iv.Section 20.5

v. Section 20.6

mi. A Zoning Compliance Permit shall be required for any activity or event to ensure 
compliance with the Special Permit. Applications for Zoning Compliance shall be 
made at least 7 days prior to the event. The Commission may impose conditions to 
limit the number and time of events to mitigate adverse impacts to neighboring 
properties

3.41.3  Submission requirements: 
In addition to the requirements of Section 22 & 23, the Special Permit Application to 
conduct Agri-tourism events shall also include, at a minimum, the following information: 

a. A statement describing the availability of adequate public utilities or on-site water
and septic capabilities.

b. A sworn, notarized statement by the property owner acknowledging requirements to
comply with all applicable public health, fire, and building codes.

c. A copy of the deed for the subject parcel.
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SECTION  6 - RURAL RESIDENTIAL DISTRICT (RU-120) 

6.1 GENERAL 
The minimum lot size in this district shall be 120,000 square feet subject to the lot design standards of 
Section 3.34 of these regulations.   The following shall be permitted uses within this district. 
(Amended 7/2/90, Effective 7/13/90) 

6.1.1 One-family dwellings. 

6.1.2 Farming, except piggeries and the raising of animals for the production of pelts. 

An agri-tourism activity as defined in Section 3.41 shall be considered an accessory use to the 
principal farming use and shall include but not be limited to seasonal activities such as, u-pick 
operations, hay rides, corn mazes, petting zoo, cut you own Christmas trees, wine tasting, 
horseback riding, carriage rides, sleigh rides, garden tours and other similar activities. 

Roadside stands not over 200 square feet in size, only when used for the sale of farm products, 
shall be permitted only if such stand is accessory to a farm use existing on the lot on which said 
stand is located, All such stands shall be set back 15 feet from the front property line and shall be 
provided with at least three off-street parking spaces in addition to those parking spaces required to 
serve the other uses of the property.  All of the products offered for sale at any stand established 
under this provision shall have been grown or produced on said property. 

6.1.3 Public libraries, public schools, and places of worship, subject to the approval of a site plan under 
the provisions of Section 22 of these regulations. 

6.1.4 Public or private parks and playgrounds, subject to the approval of a site plan under the provisions 
of Section 22 of these regulations. 

6.1. 5 (Repealed 10/1/2000) 

6.1.6 Customary Home Occupations as defined in Section 1 herein and subject to the provisions of 
Section 3.11 of these regulations. 

6.1.7 Accessory uses as defined in Section 1 herein and subject to the provisions of Sections 3.9 and 
3.10 of these regulations. 

6.1.8  Accessory  apartments in accordance with Section 3.36 of these Regulations. 

6.2 USES PERMITTED IN THE RU-120 DISTRICT SUBJECT TO THE APPROVAL OF A 
SPECIAL PERMIT 
The following uses may be permitted in the RU-120 District, if approved by the Commission in 
accordance with the provisions of Section 23 of these regulations. 

6.2.1 Radio or television antennae, flagpoles, towers, chimneys, water tanks or standpipes, any of which 
extend more than 40 feet above the ground or private antennae more than 20 feet above the 
residential structure on which they are to be erected or more than 40 feet above the ground. 

6.2.2 Cemeteries. 

6.2.3 Buildings and structures and sub-stations operated by utility companies, but excluding service 
yards and outside storage areas. 

6. 2.4 Municipal facilities including firehouses and parking lots serving firehouses.

6.2.5 Private educational institutions. 

6.2.6 Riding stables, nurseries, and commercial greenhouses. 
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 6.2.7 Animal hospitals, veterinary hospitals, and kennels. 
 
 6.2.8 Golf courses and country clubs. 
 
 6.2.9 Agri-tourism uses in accordance with Section 3.41 of these regulations. (Effective 1/29/18)     
 6.2.10 Convalescent nursing home, places for assisted living, hospitals, medical clinics or medical service 

laboratories. (Amended 8/19/08) 
 
6.2.11Accessory dwelling units in accordance with Section 3.39 of these Regulations.(Effective 6/30/13) 
 

6.3 MINIMUM LOT FRONTAGE AND WIDTH 
 No lot in this district shall have less than 150 feet frontage on a public street, and each  lot shall be at least 

200 feet in width at the building line. 
 
6.4 MINIMUM SETBACKS 
 

6.4.1 Front Yard - 50 feet, except when lots front a State Highway, the minimum setback shall be 75 
feet. 

 
 6.4.2 Side Yard - 30 feet. 
 
 6.4.3 Rear Yard - 75 feet. 
 
6.5 BUILDING COVERAGE 

 The aggregate building coverage on any lot in this district shall not exceed 15% of the  total area of said 
lot. 

 
6.6 MAXIMUM BUILDING HEIGHT 

 No building in this district shall be constructed, reconstructed, extended, enlarged, moved, or altered in 
any way so as to have a maximum building height in excess of 35 feet, except as provided in Section 3.6 
of these regulations. 

 
6.7 OFF-STREET PARKING 

 Off-street parking spaces shall be provided for each lot within this district in accordance with the 
provisions of Section 20 of these regulations. 

 
6.8 SIGNS 

 All signs erected within this district shall conform to the requirements of Section 21 of these regulations. 
 
6.9 ENVIRONMENTAL PROTECTION 

 No development shall be undertaken on any lot within this district nor shall the existing character, 
including vegetation and topography, be disturbed from its natural state except in accordance with the 
provisions of Section 25 of these regulations. 

 
       
       
 
 
 
 
 
 
 
 
 
 
 
  



   

 

 

 
December 11, 2025 
 
Mark Wujtewicz 
Planner 
Town of Waterford 

15 Rope Ferry Road 
Waterford, CT  06385 
 
I am writing in response to a request for an intermunicipal referral for the Town of Waterford. 
The application was received on December 10, 2025. The application was referred to this 
agency pursuant to Section 8-3(b) of the Connecticut General Statutes. 
 
The proposed amendments seek to establish regulations for Agri-tourism (Section 3.41) within 
the RU-120 Zone District. The purpose of these regulations is to allow Agri-tourism uses while 

simultaneously maintaining the rural character of the area, preserving farmland, and protecting 
the health, safety, and welfare of citizens. Agri-tourism is defined as a unique opportunity to 
combine tourism and agriculture, offering financial, educational, and social benefits to the 
community, and allowing farmers to supplement their primary activities. 
The proposed regulations address two types of operations: 
 
1. Agri-tourism activities: These are multi-day seasonal uses accessory to the farm operation, 
such as u-pick operations, hayrides, corn mazes, petting zoos, farmer’s markets, and garden 
tours. These activities are considered accessory uses for farming in the RU-120 district and are 

not subject to a Special Permit. 
 
2. Agri-tourism events: These are single-day uses or multi-day uses (not exceeding three 
consecutive days). Events require the issuance of a Special Permit and may include Farm 
Catering and Banquet Events (private events like weddings) or Farm Promotional Events (open 
to the public, like educational farm tours or Farm-to-Table Dining Experiences). 
 
Key requirements for Agri-tourism include operational limitations and property specifications, 
such as limiting total events to no more than 25 per calendar year, prohibiting overnight 
lodging, and requiring all activities and events to occur between 8:00 a.m. and 10:00 p.m. 

Furthermore, the regulations require the property owner to reside on the property and be 
present during any activity or event. The parcel used for Agri-tourism must consist of no less 
than 20 contiguous acres, with at least 51% of that gross area meeting the definition of a Farm 
and being designated as farmland by the Town Assessor. 
 
Based on a review of the material provided, I have determined that the proposed zoning 
regulation amendment is not likely to have a negative intermunicipal impact. 
 
If you have any questions, please contact me at tlussier@secogct.gov. 

 

mailto:tlussier@secogct.gov


   

 

 

Sincerely,  
Taylor Lussier  
Planner I  
SECOG  
tlussier@secogct.gov 



 

 
 

79 Elm Street 
Hartford, CT 06106-5127 
860.424.3000 

An Affirmative Action/Equal Opportunity Employer 
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      January 5, 2026 
 
 
Waterford Planning and Zoning Commission 
c/o Mark Wujtewicz, Planner 
Waterford Town Hall 
Fifteen Rope Ferry Road 
Waterford, CT 06385 
 
 
RE: Review of Proposed Zoning Text Amendments for Sections 1 – Definitions, 3.4.1, 3.4.1.1-3, and 

6.1.2 
 
 
Dear Commissioners: 
 
Thank you for referring the above-referenced proposed set of zoning text amendments for our review and 
comment.  The set of zoning text amendments received on December 10, 2025 concern agritourism 
activities.  Acting as the Commissioner’s staff, our office has reviewed the proposed set of zoning text 
amendments for consistency with the policies and standards of the Connecticut Coastal Management Act 
(CCMA), and we find them to be consistent.  
 
Please be advised that this consistency determination is based on coastal management considerations only 
and does not necessarily reflect other municipal planning and zoning considerations that may apply.  
These comments are made in response to the review requirement contained in Section 22a-104(e) of the 
Connecticut General Statutes, which requires that notification be sent to the Commissioner of Energy and 
Environmental Protection at least 35 days prior to the commencement of the public hearing. Once 
notified, our office is responsible for reviewing the proposal’s consistency with the policies of Section 
22a-92 and the criteria of Section 22a-102(b) of the CCMA.  
 
Should you have any questions regarding this letter, please feel free to contact me at (860) 424-3779 or by 
email at karen.michaels@ct.gov. 
 

Sincerely, 

       
Karen Michaels, EA III 
DEEP Land and Water Resources Division 

 
KAM/kam 
 
cc: Waterford Coastal File – Proposed Zoning Text Amendments: Sections 1 – Definitions, 3.4.1, 

3.4.1.1-3, and 6.1.2 
 

https://www.facebook.com/CTDEEP/
https://twitter.com/CTDEEPNews
https://www.instagram.com/ct.deep/
https://www.youtube.com/ctdeepvideos
https://www.linkedin.com/company/ctdeep
mailto:karen.michaels@ct.gov


 
 
 
 
 

DEPARTMENT OF PLANNING AND DEVELOPMENT 
 
 

MEMORANDUM 
 
TO:  Planning and Zoning Commission 
 
FROM:  Mark Wujtewicz, Planner 
 
DATE:  January 13, 2026 
 
TITLE:  Staff Report:  Zoning Regulation Amendment – Application PL-25-21 
 Sections 1- Definitions, 3.41, 3.41.1, 3.41.2(b, c, f and n), 3.41.3 and 6.1.2 as 

they pertain to the Purpose, General Provisions and Submission Requirements 
applicable to Agri-tourism 

    
 
 
EXECUTIVE SUMMARY 
 
This application has been submitted by the Waterford Planning and Zoning Commission pursuant to 
Section 28.2 of the Waterford Zoning Regulations to amend Sections 1 - DEFINITIONS, 3.41, 3.41.1, 
3.41.2(b), (c), (f), (n), 3.41.3 and Section 6.1.2 of the Zoning Regulations relative to Agri-tourism  

The proposed modifications to Section 1, Section 3.41 and Section 6.1.2 including the above referenced 
subsections are to more clearly establish the distinctions between those Agri-tourism uses which are listed 
as events and those which are listed as activities as well as eliminating some of the standards and criteria 
for compliance subsequent to the approval of a Special Permit. The uses that are listed as activities within 
Section 3.41 are considered accessory to the farming operation and will not be subject to the requirements 
of a Special Permit. Uses which are listed as events will still be subject to the requirements of a Special 
Permit. Once a Special Permit has been granted for an Agri-tourism event space, all uses as defined in the 
proposed definitions of events can be conducted on the property.  

This application was received by the Commission on December 16, 2025. 
The application was posted in the Office of the Waterford Town Clerk on December 22, 2025. 
The Public Hearing was advertised in The Day newspaper on December 30, 2025 and January 6, 2026. 
The date of Public Hearing was January 13, 2026. 
 
BACKGROUND 
 

Pertinent Regulations 
Connecticut General Statutes 

CGS 8-3(a) 
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C:\Users\mwujtewicz\Box\TOW_PZBD\Departments\In_Process\Planning\Regulation Amendment Agritourism PL-25-21\DRAFT_Staff Report 
Reg Amendment.docx 

Waterford Zoning Regulations 
Section 1 – Definitions 
Section 3.41 – Agri-Tourism 
Section 6.1.2 – Rural Residential District (RU-120) 
Section 28 – Amendments 

 

Waterford Zoning Regulations 

Added Text        

Deleted Text       

Existing text to remain 

Section 1 – DEFINITIONS (Effective Date: 10/4/24) 

Farm Promotional Events: 
Events that are open to the general public including but not limited to Farm-to-Table 
Dining Experience, Educational Farm Tours and Workshops 

Farm Catering and Banquet Events: 
Private events such as weddings, private parties and similar uses not open to the general 
public. 

 
Section 3.41- AGRI-TOURISM (Effective Date, 1/29/18, Revised 6/4/25)  

Purpose: 
The purpose of this regulation is to allow Agri-tourism uses in Waterford, while 
maintaining rural character, preserving farmland, and protecting the health, safety and 
welfare of the citizens. Agri- tourism presents a unique opportunity to combine aspects of 
tourism and agriculture to provide a number of financial, educational and social benefits 
to the community while allowing farmers to supplement their farming activities with 
activities and events directly related to the farm and farming. Agri-tourism aActivities 
are multi-day seasonal uses which that are accessory to the Farm and Farming 
Operation. They include, but are not limited to u-pick operations, hay rides, corn mazes, 
petting zoo, cut your own Christmas trees, farmer’s markets, wine tasting, horseback 
riding, carriage rides, sleigh rides, ice cream facilities, and garden tours. Agri-tourism 
activities are not subject to the issuance of a Special Permit. Agri-tourism eEvents are 
single day uses or multi-day uses with each day having a defined start and end time. 
Agri-tourism events may include Farm Promotional Events in addition to Farm Catering 
and Banquet Events. Multi-day uses events shall not exceed three consecutive days. 
Existing Special Permits issued for Agri-tourism shall conform to the requirements of 
these regulations or any amendment thereto. Agri-tourism activities and events may be 
permitted only in the RU-120 Zone District. 

3.41.1. At a minimum, Aagri-tourism activities events shall be permitted in accordance 
with the provisions contained herein, subject to the issuance of a Special Permit 
in conformance with Section 23 of these Regulations. 

 
3.41.2(b) - Agri-tourism activities and events shall be limited to the areas as shown 

on an approved Site Plan, including outdoor and indoor areas of the farm 
property. 

3.41.2(c) – All parking and areas associated with activities and events shall be no 
closer than 150 feet from all property lines. 
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3.41.2(f) - No more than one (1) Agri-Tourism event shall take place simultaneously., 
no more than two events shall take place in any week running from 
Monday to Sunday, and no more than one event shall take place on any 
weekend running from Friday through Sunday. No more than 25 total 
Agri-tourism events may be permitted in a calendar year. Each multi-day 
event shall count toward the maximum number of Agri-tourism events 
permitted in a calendar year. The Commission may impose conditions to 
further limit the number and time of activities and events to mitigate 
adverse impacts to neighboring properties. 

3.41.2(n) -  A Zoning Compliance Permit shall be required for any activity or event to ensure 
compliance with the Special Permit. Applications for Zoning Compliance shall 
be made at least 7 days prior to the event. The Commission may impose 
conditions to limit the number and time of events to mitigate adverse impacts to 
neighboring properties. 

 

3.41.3 - Submission requirements: 
In addition to the requirements of Section 22 & 23, the Special Permit 
Application to conduct Agri-tourism events shall also include, at a 
minimum, the following information: 

a. A statement describing the availability of adequate public utilities or on-
site water and septic capabilities. 

b. A sworn, notarized statement by the property owner acknowledging 
requirements to comply with all applicable public health, fire, and 
building codes. 

c. A copy of the deed for the subject parcel. 
 

6.1.2 - Farming, except piggeries and the raising of animals for the production of pelts. 
 

An Agri-tourism activity as defined in Section 3.41 shall be considered an accessory 
use to the principal farming use and shall include but not be limited to seasonal 
activities such as pick-your-own operations, hay rides, corn mazes, petting zoo, cut your 
own Christmas trees, wine tasting, horseback riding, carriage rides, sleigh rides, 
garden tours and other similar activities 

 
 Roadside stands not over 200 square feet in size, only when used for the sale of farm 

products, shall be permitted only if such stand is accessory to a farm use existing on 
the lot on which said stand is located, All such stands shall be set back 15 feet from 
the front property line and shall be provided with at least three off-street parking 
spaces in addition to those parking spaces required to serve the other uses of the 
property.  All of the products offered for sale at any stand established under this 
provision shall have been grown or produced on said property. 
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DISCUSSION 
 
Section 1 - DEFINITIONS 

The regulation amendments as proposed introduce two uses listed as Agri-tourism events. These 
events, “Farm Promotional Events” and “Farm Catering and Banquet Events”, are currently not defined 
within the Zoning Regulations. As such, the addition of these uses must be defined within the context of 
the Zoning Regulations.  

Section 3.41- AGRI-TOURISM  

The regulation amendments proposed are designed to distinguish between those Agri-tourism uses 
which are activities and those which are events. While the existing regulations established these uses as 
distinct types of uses, the permitting process for the two types were similar. Both categories (Activities 
and Events) required a Special Permit and Site Plan review and approval by the Planning and Zoning 
Commission (Commission). The purpose of the regulation amendments proposed throughout Section 3.41 
and its subsections is to remove Special Permit and Site Plan review and approval for Agri-tourism 
activities only and to list them as accessory uses associated with a farm or farming operation. By 
establishing Agri-tourism activities as accessory uses they are considered to be customary and incidental 
to the farm or farming use. An Accessory Use is defined within the Town of Waterford Zoning 
Regulations as “a subordinate use which is clearly incidental to and customary in connection with the 
main building or use and which is located on the same lot with such main building or use.” The accessory 
uses that are proposed to be listed within Section 6.1.2 are incidental and customary to a farm or farming 
use in that they cannot operate unless a farm or farming operation occurs as a principal use on the parcel.  

Proposed language within Section 3.41 also states that, “Agri-tourism activities are not subject to the 
issuance of a Special Permit”. This proposed language further clarifies that any of the uses listed as Agri-
tourism activities within Section 3.41.2 and 6.1.2 do not require review and approval of a Special Permit 
and Site Plan by the Commission.  

Proposed text changes for Sections 3.41.1, 3.41.2(b), 3.41.2(f) and 3.41.2(n) removes “Agri-tourism 
activities” from being subject to Special Permit review and approval while still requiring “Agri-tourism 
events” defined in Section 1 and as listed within Section 3.41, subject to the issuance of a Special Permit 
and Site Plan. The amendment to Section 3.41(f) also removes the maximum number of events that can 
be held during a week as well as removes the maximum number of events that can be held in a calendar 
year. The proposed modification to Section 3.41.2(n) also removes the requirement that a Zoning 
Compliance application be submitted for review for any event at a location that has received a Special 
Permit and Site Plan approval for conducting Agri-tourism events. The Commission retains the ability to 
impose conditions that may limit the number and time of events in order to mitigate any potential adverse 
impacts to neighboring properties at the time it reviews an application for a Special Permit to allow Agri-
tourism.  

The Commission previously enacted Agri-Tourism regulations in 2018 in order to encourage the 
preservation of undeveloped farmland and by allowing the continuation of farms with income generating 
activities and events directly related to the farms and farming operations. The regulation amendments 
which are the subject of this application further increase the ability of farms and farming operations to 
remain sustainable by providing additional opportunities for Agri-tourism activities.   

Pursuant to Connecticut General Statutes Section 8-3a, before the Commission acts upon an 
application to amend the Zoning Regulations of the Town of Waterford, it must find whether or not the 
amendments being proposed are consistent with the goals, policies and objectives contained in the 2012 
Waterford Plan of Preservation, Conservation and Development, herein after called the Plan. 
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RECOMMENDED ACTION 
 
Based on the information provided, staff recommends the Planning and Zoning Commission find that:  
 
Findings: 

1. Application PL-25-21 meets the requirements of Section 28 of the Waterford Zoning Regulations. 

2.  Application PL-25-21 meets the requirements of Connecticut General Statutes Chapter 124 §8-3 
governing changes of zoning regulations and districts. 

3. The proposed regulation amendments are consistent with the Plan in meeting the stated goals of 
the Sustainability/Resiliency Chapter (Pg. 40). 

4. The proposed regulation amendments further encourage additional means to continue to support 
local farmers and farming by allowing Agr-tourism defined activities to operate as an accessory 
use to a farm and farming operation without being subject to the requirements of a Special Permit 
and Site Plan review (Pg. 42). 

 
Proposed Motion: 
That the Commission approve Application #PL-25-21 to amend Zoning Regulations Sections 1 – 
Definitions, 3.41, 3.41.1, 3.41.2(b, c, f and n), 3.41.3 and 6.1.2 and adopt the findings 1 thru 4 of the 
Staff Report dated January 13, 2026. 
 
Effective Date: February 20, 2026 
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ENHANCE 
 
 

Sustainability / Resiliency 

 
GOAL  

  
Promote activities that are more sustainable over the long term and 
help to create a resilient community. 
 

 
 
For this Plan, “sustainability” refers to the philosophy of encouraging activities that allow present genera-
tions to meet their needs without compromising the ability of future generations to meet their needs.  The 
term “resiliency” refers to the community’s ability to readily recover from sudden changes or adversity. 
 
Although the future cannot be determined with certainty, it is becoming more apparent that resource 
availability and utilization will likely have greater importance.   This will undoubtedly impact residents 
and businesses in Waterford in ways we may not yet fully foresee.  To ensure it is a “resilient” communi-
ty, Waterford should start investigating and implementing, as appropriate, sustainability measures to 
preserve resources and maintain a healthy quality of life for future generations.   
 
The Town of Waterford should be a leader in sustainable practices. 
 

Residential Solar Collector  Sustainability 
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C. Encourage Farms and Farming 
 

Having more food grown locally 
and available locally helps make 
Waterford a more sustainable and 
a more resilient community.   
 
Waterford should seek ways to 
support local farmers and farming 
since this could provide a number 
of health, nutrition, and economic 
benefits for residents.  In addition 
to the farmer’s market, it might 
also include roadside farm stands. 

 

 
Farm Stand  Farm Produce 

 

 
 






