PLANNING AND ZONING COMMISSION

TOWN OF CANAAN

FALLS VILLAGE TOWN HALL
108 Main Street, Falls Village, CT 06031

Public Hearing Minutes
September 25, 2025

Public Hearings

Present: Planning and Zoning Commission members: Eileen Kinsella,
Kim Mahoney, Doug Cohn, Matthew Macchi, Tim Metzger, Vice Chairman
Stephen Koshland. ZEO Janell Mullen, Chairman Greg Marlowe. Marc Rosen
(remote). Also present: Kathleen Clark, Selectman Chris Kensella, Keith Bodwell,
PELS.

Greg Marlowe called the hearing to order at 6:02 pm.
Agenda:

1. Re-Subdivision Aspen Hill
2. Zoning Text Amendment-Supporting Agriculture, Farms and Local
Farm Businesses

1. Re-subdivision -Aspen Hill

Applicant: Keith Bodwell, PELS
Location: Musin Mountain Farm, Aspen Hill Drive, Lots 4A and 11A

Proposal Summary:

o Expand Lot 4A from ~1 acre to 28 acres
e Subdivide Lot 11A (72 acres) into:

o Lot 11B (25 acres)

o Lot 11C (32.5 acres)



o Create two separate driveways (no shared access)

Access & Driveways:

o 75-foot-wide right-of-way for Lot 11B
« Driveways designed to follow natural grade, minimize cut/fill
o No shared driveways

Public Comments: Concerns raised regarding:

Watershed impacts

Intermittent streams and springs
Runoff affecting downhill properties
Overdevelopment

O 0O o o

Greg Marlowe moved to close the Re-Subdivision Hearing at 6:45 pm.
Stephen motioned, Eileen seconded. Unanimous.

Greg Marlowe opened the Agriculture Uses hearing at 6:47 pm.

2. Zoning Text Amendment — Agricultural & Agritourism

Summary of Amendment:

Recognizes farm stands, farm stores, and cannabis production as agricultural uses
Allows multiple accessory agricultural uses per property

Recommends 75-foot setback between new residential development and active farms
Clarifies that agricultural uses are permitted in residential and rural zones

Aligns local zoning with state cannabis licensing

Public Comments: none



Greg Marlowe moved to close the hearing regarding Agricultural Uses at 6:51
pm. Eileen motioned. Stephen seconded. Unanimous.

Respectfully Submitted, Patti Fife-Secretary

Attachments:
Aspen Hill Re-Subdivision Maps

Text Amendment- Agriculture Uses



[T e ESE————0.

L= SZ0C AW ALY
89 -z¢0¢ HEdAd

— — HAYWHONIE <>

AN SANYILER e W
AONIS LIS - — -
SHMOLNGD. J3S0d0yd ———

Bl080 13 ‘NYVNvD
H0U 14 ONZ — 133815 NIVA 56
NOILONYLSHOD VOIRY
Y04 03dvd3ud

HENOE W1 C SR — NIHGOD — ARG TIH M35V
VIl ONY ¥ S107T Wav] NIVINNOW DISNN -
TIVM 3NOLS CXXOTO

NOISIAIGENS — 3
Lid 1S3L d330

SYNOLNOD ONUSIX3 — - ——

AOD ONI¥IINIONITIZMA08 — O0LS 81 —-098 =
96490 LD “TIVMNYEOD 1S3M — Ud TIH WV3HD 26 153l ¥3d mv.

071 ONIIAYNS ONV ONIMIINIONI T113maog 4 [{[EEERR

1134 _035040nd 3HL 40

-
1323 001 NHLW 3LY20) 3Hv S3LuI08d e
LNJOVIUY NO SHILSAS DLL93S ON (2 . el
RALSAS D1Ld3S - oy v s - < 2ol T
0350d0Ug ML 4O 1331 004 NIALW Q31303 ; h Y = = =t T oz P
UV SILUI0Hd LNIOVTOY NO STI ON (1 - . g
SIAON WHINID f - s - ;.
STILLON 0N Hlvh oM * i : = b
N0 I 460 T1004] E
S310000 |k L g = 0
UNYS 3N NAONE LI GEHE

ki =4 gy
10D M W

ANV P03 AN TS bR
__ tosgms 4

4 SR = RGN =ES W

B, L ]
Ll HONVNIM 0 0L 0L dn
= aLVH NOUY1093d
SEILLGN 9N ML D 0LV NOUY10383d
AP 30031 L0 00k UIUNOd A4S § BLY = L9IXLY LY w
SITL0D HiM H0-L1-16S XMLVHOID SL) = 4 "
ANYS 3NIJ NMOHG LT =l A0 L TN AVQ/ WO 52
LEEDD HIW WO - MO NUISHU NOOHU3E ¢
KUNVY P NROUE JURVED S 43 4L = U 10yl wodd v13 HOLIVS MOTS
0L HOONA3E ¥
B § HUNI/NIM 1 0L NVHL 5531 TLo= 4
- [E—— Lo | LW SO R 0Uy—L2r 1d30 70S ONWIZDY
| 3]s - — X5 94 INAIUYHD DIINYHAAH
ki S o] 59 30071 59 $H00K via
AN HRHND Hii 5316000 Hath ail 107 S5TW GHVORVIE
rys ki vl AT =R ONYS 3NIS NWOMB LHIE b 1T

ST WL YD)

S U PO BN, Wit A NN PRI ANy L0
= iandol __keo) Hesal
bit ] e Q3UIOSNUD 30 10N GIIN SSTH=SSTH
SIWLOW Ut R 4 2 1
1503) oW _uie Sioom 56 Juall Lbw k| &) - b
54 HEI R it 1 Gy HONI/NI 0 01 OL i
dnen il hea el kS 3N ANIA NGRS HELYILD  EER) AUVY NOUYIOOHId
TR LA WYY i v ¥OLIV3 NOILY 0043
A Jrile PGS FIMVED 21— ADNYY 3N RAOLE FONYHL | B - ixLE" §
W50 0 UAAVUG 35 % €19 = LPINLTLY 52 = 44
SO . — — Bt 90~€1-165 XWLYNO3D AVA/WD 5§ .
== = I . 10 291y 30108d NOT4 NOISIA HOONAIB ¥
Wi W WL OR s v HOIDV4 MO !
o0 2y 0 25 §LL5 v 9 4TUVL HONS V13
s ﬂupﬁacz«“..u gy y HO0HG33 ¥ U3HIAISHUY 38 LON U3IN SSTH = 3H
g HOT/NA 101 NYILL SST1 L05< HLd30 105 ONWIZOTY 0
2 N A 0N 1SS sl 31vY NOLYI0¥3d %+ 8 INIIGYHD OIIVHOAH
IiLE HLsa l_ﬂ.ﬂ_\.ﬁ_% u._ﬁlm [FEVE 3N NOYE wwﬁm k"..m i U4 10| FFTNOUVANVIS 1
SIILON ON  EXI BN T ki o
19031 ON  Wre LIUOH| AL Rl - &
o O (IR 14 SIS = 0 IXSL XOT-5STH
Jad MK WNOED LT g INIS AELk PRI LT - o1 = 34
S IHTY I b . nei HONI/NIK 0 0L OL dn A
autere Jrikk T v Agers INL NAQUD J06ED 3VH NOLYI0I¥Td
isal Seonal 4OL3Y4 NOUVOOuld
43AN0Hd IS 0009 = 0 0VX0B
. =y - ] 05 ¥ILUI QUVA SINVA Se = 44 i
SINLON ON G| 1% _uhte e 107,09 3000Ud AVQ/ WO STE
49041 ON. i L1ooil Lt i dy _Aee Sioom) MO NOISIA_ HOONO3E ¥
S s L Uil Him anis 15 5 L4£5 = 9 FNGVL NOES Y13 HOLIVA AOTS
Uz Bl DD DT E- AW AN TWHCHE LMY GG WOOUA38 ¥
LIGY3 | WD va HONI/NIN | D4 NVHL 5531 oF - an
el P MG LD @ i N wHo2E ZtED vy NOWVI02H3d 0¢Z-0u} 14130 U0S ONAIZIT

IO %248 INZIQYHO ONNVHOAH

v¥v 10 §E1R GEVANYLE

]




|4 L cfLIIHS

He- g0 Fiodrods

1090 12 ‘NVVNYD
YOO ONZ — L334LS NIVA 56
NOILONYLSNOD VoIl
404 Q3dydIdd

ARROF 197 £ 90 — NIHS0D — JAIO TIH Nagsy
¥ii UNY V¥ SLOT WUY4 NIVLNNOW OISOH

NOISIAIQENS — 4y

HIVIIONIE .3
INT SANVILIM —— W —
FONIH LS - -
SHAULNGY 350dONd ————
SUNOLNOD ONILSIXT —— ——
TR INOLS OO

IXOD DNIYIANIONITIZMA0E — O0LS -¥iE —038
95/90 1D 'TIVMNHOD IS3M — UY TIIH WV320 26

077 ONIAIAYNS ONV ONIYIINION3 T13MA08

Lid 1S3l 4330 -]
_s3L 0d3d +
an3o3’

i

=

Ao
i i

Mgt
Al s




TOWN OF FALLS VILLAGE (CANAAN), CT

PLANNING & ZONING COMMISSION

Memorandum regarding Agriculture & Agti-toutism

Prepared by Janell Mullen, Consultant Planner for April 24, 2025, updated for June 26, 2025, and set for
Public Hearing on September 25* at 6:15 PM

BACKGROUND INFORMATION & CURRENT REGULATIONS:

The Town of Canaan (Falls Village) Zoning Regulations currently does ot include a definition of
agriculture. Most CT towns utilize the statutory definition (CGS §1-1 () as it encompasses the
breadth of agricultural uses that are possible in CT. 4

(sl Eah
p g Qe

7

The term “Farm?” is currently defined (page 97) as “a ﬁ;,- ! of land, whetil"t:“j}:_‘fé;:ﬁna principal use or an
accessory use, for producing agricultural, hortic 1t oricultural, vegetalﬂegﬁéi- e
and also including the raising of hogses and otherfatm animals but excluding the's

. ) ) 8D,
animals not raised on the premises. A

>

Farming —the activities conducted o

In Section 2. Residential Zones, Farm ot
required” in all zones (Vill Residential, Res
9)‘ . e

1. Continue to encourage fatms, farming, and agricultural and fotestry operations.

2. Support educational programming (such as Great Mountain Forest and VoAG at HVRHS)
that will support cuttent and future agticulture.

3. Maintain awareness of funding for farmland protection available through Agriculture
Viability Gtants from the CT Department of Agriculture.

4. Supportt efforts by local farms and non-profit organizations to encourage wotking lands.



This section includes the following action steps:
1. Evaluate local regulations to enable mote diverse activities on fatms and support local
farming and farm businesses.
2. Investigate additional ways to enhance and promote the viability of local farms, farming, and
fatm businesses.
Action step 1, as mentioned above, was assigned specifically to the Planning and Zoning
Commission (P&Z) as the lead.

EXAMPLES IN NEIGHBORING TOWNS: ;
The P&Z has decided to look to expand permissible farm u : to taclude more aspects of Agri
tourism (the combination of a farming operation with asp “of toutd o which includes the

generation of income and/or the attraction of visitoss fo a'farm) and farm-

=1

e Farm stays

Accessory aspects of farming such as u-pickiop

touts require a Zoning P

own operations, horseback riding,
rs” markets, CSA pick-ups, and/or farm

As a Right to Farm Towt n of New Hartford requitres any new residential use that abuts a
working farming to establis inimum of a 75° foot setback. This buffer requirement protects
the farm from being subject to nuisance complaints ensures that the tesidential ptopetty owner is
buffeted from any hetbicides, pesticides, manure, and/other externalities that are inherent in
farming. It is the new developer’s responsibility and not the farmer’s responsibility to enhance their

setback.



PROPOSED AMENDMENTS:

1. Update current definition (Section to align with Connecticut General Statutes §1-1 (q) to expand
current definition and include within Section 8 Definitions:

Agriculture — “farming”, The cultivation of the soil, dairying, forestty, raising ot harvesting any
agricultural or horticultural commodity, including cannabis, the raising, sheating, feeding, cating for,
training, and management of livestock, including horses, bees, poultry, fur-bearing animals, and
wildlife; the operation, management, consetvation, improvement, ot maintenance of a farm and its
buildings, tools, and equipment.

Accessory uses shall include salvaging timber or clearing land of brush or debris left by a storm, as
an incident to such farming operations; the production ot hzrtfesﬁfig' of maple syrup or maple sugat,
the harvesting of mushrooms, the hatching of poultry, or the construction, operation, ot
maintenance of ditches, canals, reservoirs or waterways used exclusively for faj_mmg purposes;
handling, planting, drying, packaging, proces sing, freezing, grading, storing OFf ciahv ering to storage
ot to market ot to a cartier for transportanon to" mar_ket or for d.erCt sale of any agnculturzl ot

sale.

The term “farm” includes farm bu]ldmgs;;an_ ccessory bu.lldmg ereto, nurseries, orcharda

greenhouses, hoop houses, and other tem"pérary:s fuctures or othm: ‘tructures used ptimarily for the

raising and, as an mmdentsto oxdmary famuﬂgappemumr_[s Ehc sale of" agﬂcuitmzl and horticultural

x-w "x', 3
N .
\."\

commodities. N i
F AN

,,,,,,,,

oty Uses sﬁ‘ay.{ﬁ be updated to include

I

2. Section 2.3 Pe%&ed Farm Stgactures & Acc 1:’9’

the following:

-

AT T

S8 5..:; .._:..‘31. b
d Village 'Residential Mountain
" ZONE Residential Agricultural Residential
ACCESSORY FARM STRUCTURES
1. Barns and agricultural outbuildings | Zoning | Zoning f ~ Zoning
accessory to farming use. - permit | P!j.!'r_[rﬂff )  Permit
2. Farmstand accessory to a farming use of | By Right (no | By Right (no By Right (no
400 square feet or less permit) permit) permit)
3. Farm business/farm store accessory to Special Special Special
a farming use of more than 400 square feet Permit Permit Permit
4. Accessory Uses to Agriculture Zoning | Zoning | Zoning
Permit Permit Permit
5. Agri-tourism and/or events on farm Special Special Special
property Permit Permit Permit




Section 2.6 Special Residential Regulations shall include F. Agricultural Uses, Structures, and
Agri-tourism.

3. This new section F. Agricultural Uses, Structures, and Agri-tourism shall include:

1.

Purpose

Agriculture has always been an integral part of Canaan (Falls V'J]Iage s) economy, culture, and
landscape. These regulations seek to support traditional 2 '1,culrural practlces as We]l as

within the Light Industrial Zone, allows far
definition of agticulture, and provides oppe :
businesses, and agti-tourism. Careful consi A
pteservation of tracts of farmland, which inc
soils, historic barns, and scenic 'ata:»

RSN
Definitions -
Accessory Uses to Agriculture — Thes
include, but are not limited to, the

t mote individuals to the premises of a working
farm simulfa; 3 thall be considered Agri-tourism and permitted as such.

2 ultivation of the soil, dairying, forestty, raising or harvesting
any agricultural or he: al commodity, including cannabis, the raising, shearing, feeding,
caring for, training, and management of livestock, including hotses, bees, poultry, fur- bearing
animals, and wildlife; the operation, management, consetvation, improvement, ot
maintenance of a fatm and its buildings, tools, and equipment.

Accessoty uses shall include salvaging timber ot clearing land of brush or debris left by 2
storm, as an incident to such farming operations; the production or harvesting of maple
sytup or maple sugat, the harvesting of mushrooms, the hatching of poultry, or the



construction, operation, or maintenance of ditches, canals, teservoirs or waterways used
exclusively for farming putposes; handling, planting, drying, packaging, processing, freezing,
grading, storing or delivering to storage or to matket, of to a carriet for transportation to
market, or for direct sale of any agricultural or hotticultural commodity as an incident to
otdinary farming operations, ot in the case of fruits and vegetables, as an incident to the
prepatation of such fruits and vegetables for market or for direct sale.

The term “farm” includes farm buildings, and accessory building theteto, nurseries,

orchards, greenhouses, hoop houses, and other temporary structures or othet structures used
primarily for the raising and, as an incident to ordinary fa.t:mmg operations, the sale of
agricultural and horticultural commodities.

J

Agri-tourism — The combination of a farming. optratzon with as pcc:‘ of toutism which
mcludes thc generation of income and/ o;fheaﬁtactlon of visitors o ﬂ;”e settmg of a farm.

a;s@;lggaglven time) to

3, etc.

primarily have been grown on i
(1) Shall not exceed 400 square feg U
2) ‘requited i applicable zone

(3) Shall provi : - 7 iculag pull-off for each fifty

iness may include but ate not limited to, a
winery tasting room and retail store, a farm café and/or
Fafim stays, wotkshops open to the general public,

permitting shall be b "queht to the attention of the ZEO on behalf of the P&Z. When
considered to be mote impactful than the current authorized use(s), the ZEO and P&Z
Commission may require a new application be considered.

b. Multiple Uses- Mote than one (1) agricultural accessoty use may be authotized on a single
propetty. The proposed agticultural, accessory uses, and agri-tourism uses will be
considered cumulatively when detetmining compliance.



c. Lighting-All outdoor lighting associated with accessory agricultural uses and Agti-tourism
shall adhere to Section 5.6 Outdoor Illumination & Dark Sky Principles

d. Signage- All signage shall comply with Section 5.4 Sign Standatds.
Parking — All farm uses shall provide adequate off-street parking. Parking areas shall not
enctoach on property setbacks. In general 1 space should be provided per 250 feet of gross
floor area (see also Section 5.2 Parking & Loading).

f.  Sanitary Systems- All on-site water and sanitary systems shall be adequately sized and in
vﬁal shall be included with the

suitable condition to setve the proposed use(s). TAHD a

application materials (if applicable). ~
g All activitics associated with agricultural, and agri-tot m u E%Qhﬂll comply with all local,

state, and Fedetal regulations. Approval of p]ﬂ_n; byﬂfé{hcr regi’dl'atory agenc1es (eg Bulldmg

N
Recornmendatlon These regulatlons suggest that any né




