
PLANNING & ZONING COMMISSION 
Town of Canaan (Falls Village) 

Public Hearing & Regular Meeting Minutes August 27, 2026 
108 Main Street, Falls Village, CT 

In-person and via Zoom 

Attendance 

Members – In Person: ZEO Janell Mullen; Chairman Greg Marlowe; Vice Chair Stephen 
Koshland; Matthew Macchi; Tim Metzger; Eileen Kinsella; Kathy Clark 

Members Absent: Kimberly Mahoney; Doug Cohn 

Alternate Members – Via Zoom: Mark Rosen 

Seating of Alternates: Mark Rosen was seated for Member Mahoney. 

Also Present: Engineer Keith Bodwell; Selectman Christopher Kinsella 

1. Call to Order; Seating of Alternates; Approval of Minutes 

Chairman Marlowe called the meeting to order at 6:32 PM. 

Motion to seat Mark Rosen for Kim Mahoney: Kinsella; second: Koshland; vote: unanimous. 

A. Approval of Public Hearing Minutes — July 23, 2026 

Motion: Kinsella; second: Macchi; vote: in favor, with Koshland and Metzger abstaining. 
Motion passed. 

B. Approval of Regular Meeting Minutes — July 23, 2026 

Motion: Kinsella; second: Macchi; vote: in favor, with Koshland and Metzger abstaining. 
Motion passed. 

Public Comments: None. 

2. Public Hearing 

A. Re-subdivision of Music Mountain Farm — Lots 4A and 11A 

Applicant Presentation — Keith Bodwell, Bodwell Engineering 

Proposal: Resubdivide existing Lots 4A (6.1 acres) and 11A (79.6 acres) into: 



 4A → 28.3 acres 
 11B → 24.85 acres 
 11C → 32.54 acres 

Open Space: 15.01% total (4.8 acres, 4.05 acres, 4.01 acres). Survey: A-2 Survey Map. 
Driveways: Longest proposed driveway approx. 1,800 ft (subject to change). Slope Areas: 
Shaded areas indicate slopes >15%. 

Interior Lot Access: Access way across Lot 11C to reach Lot 11B; 75 ft width; approx. 500–
600 ft length. Will be deeded with bearings and distances. 

Waiver Requests (7 total) 

The ZEO read each waiver into the record. Commission discussion included: 

 Drawing Scale: Applicant requested 1" = 150 ft instead of 1" = 40 ft. 
 Index Map: Not needed due to single-sheet submission. 
 Tree Identification: Applicant requested waiver; Commission discussed requiring tree 

caliper identification at site plan stage. 
 Road Design: Not applicable (no public road). 
 Drainage Design: Conceptual only; full design required at site plan. 
 Utility Design: Deferred until development; full design required at site plan. 
 Construction Details: Conceptual only; full details required at site plan. 

Commission Discussion 

Site Plan Requirement: Future development of each lot must return for full site plan review, 
including: 

 Tree identification (>18" diameter) 
 Drainage design 
 Driveway design 
 Utility design 
 House/septic/well locations 
 Construction details and dimensions 
 Any other improvements 

Topography: PDF topo lines did not render correctly; applicant will correct on final Mylar. 

Stormwater: Soils are well-drained sandy loams; swales recommended. Commission 
emphasized lot-specific stormwater plans. 

Fire Protection: Site unsuitable for fire ponds. Applicant likely to use fee-in-lieu or 
tank/sprinkler. Commission will require compliance with §4.14. 

Open Space Deeds: Must include §4.05 language (natural state; no grading, clearing, or debris). 



Interior Lot Frontage: Confirmed Lot 11C provides required frontage for Lot 11B. 

Public Questions: One member of the public asked about: 

 75-ft easement width: Required for driveway construction, grading, drainage swales, 
and stormwater management. 

 TAHD approval: Torrington Area Health District reviewed the revised configuration 
and confirmed compliance with sewage disposal and well-separation requirements. 

Closing the Public Hearing 

Commission determined conditions could be applied. 

Motion to close the hearing at 7:19 PM: Koshland; second: Kinsella; vote: unanimous. 

3. New Business 

A. Re-subdivision of Music Mountain Farm — Lots 4A and 11A 

Approval with Conditions 

The Commission approved the re-subdivision with the following conditions: 

Fire Protection: Must comply with §4.14; applicant may choose method (fee-in-lieu, tank, 
sprinklers, etc.). 

Site Plan Required for Each Lot Prior to Development: 

 Tree identification (>18" diameter) 
 Drainage design (per CT Stormwater Guidelines) 
 Driveway design 
 Utility design 
 House/septic/well locations 
 Construction details and dimensions 
 Any other improvements 

Open Space Deeds: Must include §4.05 language; recorded in perpetuity. 

Topography Correction: Full topographic map must be corrected on final Mylar. 

Procedural Requirements (§6.07): Prior to filing, applicant must submit: 

 All easements (drainage, access, utilities) 
 Final Mylar 
 Open space deeds 
 Access way deed (75-ft width) 



Motion to approve the Aspen Hill Drive Re-subdivision of Music Mountain Farm Lots 4A 
and 11A: Koshland; second: Kinsella; roll-call vote: unanimous. 

4. Old Business 

A. Village Center Parking Plan 

No update. 

B. Solar Committee Update 

No update. 

C. Old Firehouse Sale 

No update. 

D. Dark Skies 

Member Koshland reported Board of Education support; Adam Sher will serve as point person. 
Light at Kellogg entrance still needs shielding; Koshland will follow up. Discussion of 
Eversource lighting across the street. 

5. Other Business 

A. POCD Implementation – Subcommittee Update 

No updates. 

B. P&Z Monthly Financial Report 

Reviewed July 2026 report (attached). 

6. Regulations Review 

A. Village Business Zone Expansion – Next Steps 

Commission discussed implications of Public Act 251, which requires “middle housing” (2–9 
units) to be allowed in commercial zones without public hearing. 

Topics included: 

 Potential pause on expansion initiative 
 Mailing to residents explaining implications 
 Revisiting creation of a Historic District 



 Interaction with future sewer planning 
 Affordable housing plan changes (830J replaced by regional plan in 2027) 

Item will be placed on a future agenda for continued discussion. 

7. ZEO Report 

Reviewed (attached). 

8. Public Comments & Official Correspondence 

Follow-up from Barbara Lobdell confirming her VBZE correspondence was included in the June 
25, 2026 minutes. 

9. Adjournment 

Motion to adjourn at 8:41 PM: Kinsella; second: Macchi; vote: unanimous. 

 

 

Respectfully submitted, Recording Secretary, Patti Fife 

 

 

Attachments: 

Music Mountain Farm Lots (Aspen Hill Drive) — Re-Subdivision— Project 
Narrative and Design  

TAHD Approval — Music Mountain Farm Lots (Aspen Hill Drive)  

ZEO Report — July 2026 

Financial Report — July 2026 

VBZE- revised draft August, 2026 

 

 



MOTION / ACTION 

Item Motion / Action Moved 
By Second Vote / Outcome 

Seating of Alternate Seat Mark Rosen 
for Kim Mahoney Kinsella Koshland Unanimous 

Approval of Public Hearing 
Minutes – July 23, 2026 Approve Kinsella Macchi 

In favor; Koshland & 
Metzger abstained; 
Passed 

Approval of Regular 
Meeting Minutes – July 23, 

2026 
Approve Kinsella Macchi 

In favor; Koshland & 
Metzger abstained; 
Passed 

Close Public Hearing Close at 7:19 PM Koshland Kinsella Unanimous 
Re-subdivision of Music 

Mountain Farm Lots 4A & 
11A 

Approve with 
conditions Koshland Kinsella Roll-call vote: 

Unanimous 

Adjournment Adjourn at 8:41 
PM Kinsella Macchi Unanimous 

 

FOLLOW-UP  

Topic Follow-Up Required Assigned 
To Notes 

Dark Skies Initiative 
Shield Kellogg entrance 
light; continue coordination 
with BOE 

Koshland 

BOE supportive; Adam Sher 
designated point person; 
Eversource lighting concerns 
noted 

Village Business 
Zone Expansion 

Continue discussion; 
consider resident mailing; 
evaluate Historic District 
option 

Commission Public Act 251 implications; 
item placed on future agenda 

Music Mountain 
Farm Re-subdivision 

Submit easements, 
corrected Mylar, open space 
deeds, and 75-ft access way 
deed 

Applicant Required under §6.07 prior to 
filing 

Meeting / Hearing Date Purpose / Notes 
PZC Regular 

Meeting 
Next scheduled monthly 
meeting 

Standard agenda items; updates on tabled 
items 

Village Business 
Zone Expansion 

Discussion 
Future agenda 

Review PA 251 implications; consider 
outreach to residents; Historic District 
discussion 

   





Z O N I N G  R E P O R T  
To w n  o f  C a n a a n  ( Fa l l s  V i l l a g e )  P l a n n i n g  a n d  Z o n i n g  C o m m i s s i o n

1 0 8  M a i n  S t r e e t |  Fa l l s  V i l l a g e ,  C T  0 6 0 3 1

Z o n i n g  p e r m i t s  i s s u e d :

1 .   1 0  M a i n  S t r e e t  -  c o n v e r s i o n  o f  s h e d  i n t o  a c c e s s o r y  d w e l l i n g  u n i t

2 .  1 8 6  R o u t e  6 3  -  c o n v e r s i o n  o f  p l a t f o r m  i n t o  s t r u c t u r e  -  i n  e x i s t i n g  f o o t p r i n t

Z o n i n g  I n q u i r i e s :  
 
1 .   I n q u i r y  r e g a r d i n g  t r e e  h e i g h t  r e s t r i c t i o n s  a n d  v i e w  e n c r o a c h m e n t  -  t h e r e  a r e  n o n e .  

2 .  1 6  A r n o t t  -  i n q u i r y  i n v o l v i n g  o u t d o o r  s a u n a  -  w i l l  r e q u i r e  TA H D ,  z o n i n g ,  a n d  b u i l d i n g  
p e r m i t .  Z o n i n g  t o  p e r m i t  a s  a c c e s s o r y  s t r u c t u r e -  s u b j e c t  t o  s e t b a c k s .  

3 .  1 6 6  S a n d  R o a d  -  p r e l i m i n a r y  r e v i e w  o f  s u b d i v i s i o n  a n d  p o s s i b l e  t e x t  a m e n d m e n t  f o r  L i g h t  
I n d u s t r i a l  

M i s c :

1 .  P e r m i t L i n k  -  o n l i n e  p e r m i t t i n g  s y s t e m  s o o n  t o  b e  o p e r a t i o n a l  a n d  p u b l i c  f a c i n g

2 .  C o m m u n i c a t i o n  r e c e i v e d  f r o m  To w n  o f  S a l i s b u r y  i n v o l v i n g  a p p l i c a t i o n  w i t h i n  5 0 0 '  o f  
m u n i c i p a l  b o u n d a r y  
  

P u b l i c  A d s :
N o t i c e  o f  P u b l i c  H e a r i n g  -  R e - s u b d i v i s i o n  -  A s p e n  H i l l  ( 2 X )

 

* * P l e a s e  u s e  p l a n n i n g a n d z o n i n g @ c a n a a n f a l l s v i l l a g e . o r g   a s  m y  a d d r e s s  e m a i l  f o r  a l l  f u n c t i o n s  
a s s o c i a t e d  w i t h  P l a n n i n g  a n d  Z o n i n g  a n d  t h e  To w n  o f  Fa l l s  V i l l a g e . * *

P r e p a r e d   f o r  a n d  i s s u e d   a t   t h e  r e g u l a r  m e e t i n g  o n  A u g u s t  2 7 ,  2 0 2 6

R e s p e c t f u l l y  s u b m i t t e d ,  
J a n e l l  M  M u l l e n ,  P l a n n i n g  C o n s u l t a n t  
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Town of Canaan (Falls Village) Planning & Zoning Commission  
Village Business Zone Expansion - Memo  
Updated for Informational – June 25, 2026 and revised for August 27, 2026 meeting 
 
The Town of Canaan (Falls Village) Planning and Zoning Commission (P&Z) is proposing a new 
zoning district, Village Residential Business Zone (VRBZ).  The intent of this district is to 
support a balanced mix of residential uses and neighborhood-scale businesses within the Village 
Center and in other appropriate areas such as along Route 7 and areas previously zoned Light 
Industrial.    
 
The objective of this new zone is to: 

§ Reflect existing development patterns.  
§ Support village-scale housing and businesses.  
§ Encouraging adaptive reuse and reinvestment in existing properties. 

 
WHY PROPOSE THIS CHANGE? 
Two objectives of the Town Plan of Conservation and Development (2024-2034) is to encourage 
and attract business activity within the Village Center and to create more housing opportunities.  In 
support of this goal, the P&Z has determined that the establishment of a new zoning district that is 
compact, cohesive, and pedestrian-oriented is appropriate.   
 
The proposed VRBZ is intended to strengthen and revitalize the Village Center by fostering a 
vibrant, mixed-use environment that integrates historic residential structures with small-scale, 
neighborhood-serving businesses.  This zoning approach emphasizes preservation-based economic 
development, with a focus on revitalization and adaptive reuse, thereby reinforcing the Village 
Center as an active and sustainable community center.    
 
Housing opportunities are intended to be concentrated within the Village Center where 
infrastructure, services, businesses, and community facilities already exist. Multifamily and cluster 
housing developments would require Special Permit approval by the Planning and Zoning 
Commission. 
 
The proposed zoning change does not require any property owner to alter the use of their 
property. Existing residential and business uses may continue as they do today. Properties 
will remain subject to all applicable health, safety, environmental, building, fire, wetlands, 
and state permitting requirements. 
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WHAT USES WILL BE ALLOWED IN THIS ZONE?  
The Village Residential Business Zone will allow for the following uses: 
 
 
BY RIGHT 
Open Space 
Agricultural Uses/Farming 
BY ZONING PERMIT 
Single-family dwelling  
Two-family dwelling (Duplex)  
Retail stores 
Office/Financial Institutions 
Personal Service Establishments 
Educational, philanthropic, or non-profit related use 
Restaurants & Cafes, including outdoor dining 
Traditional Lodging, such as hotels & inns 
 
BY SPECIAL PERMIT: 
Governmental, municipal buildings or Town-related use 
Club (the use of firearms or internal combustion engines will not be permitted)  
Research & Development  
Automobile Sales and Service Facilities  
Contractor’s Yards/Lumber Yards  
Mixed-use  
Small-scale manufacturing, processing, packaging, or assembly of goods including Food & Beverage 
Manufacturer or Product Manufacturer  
Multi-family dwellings (3 or more units)  
Cluster Housing  
 
WHAT ARE THE DIMENSIONAL REQUIREMENTS OF THIS NEW ZONE? 
Minimum Lot Size    5,000 square feet 
Minimum Frontage   50 feet 
Front Setback     0 
Side Yard Setback    5 feet 
Rear Yard Setback    10 feet 
Maximum Building Height   35 feet 
Maximum Building Coverage   n/a 
Maximum Impervious Coverage  n/a 
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These dimensional standards are intended to reflect the traditional development pattern found 
within Falls Village, where buildings are generally located closer to roads and neighboring structures 
than in rural residential areas. 
 
DEFINITIONS TO ADD: 
Allowable uses that haven’t yet been defined will now be defined within Section 8 of the Zoning 
Regulations.   
 
Contractor’s Yard/Lumber Yard – a site where a building trade or contractor stores material and 
equipment or where a contractor performs shop or assembly work.  This use may include a retail 
component.   
Mixed-Use – A development containing both residential and nonresidential uses within the same 
building or on the same lot. 
Small-scale Manufacturing – the production of goods on a small scale (within a building of less than 
20,000 square feet), typically using limited resources and with a focus on local markets.  This type of 
manufacturing involves the use of manual labor and simple machinery or tools.  Small scale 
manufacturers may produce a wide range of products, including food, textiles, handicrafts, and other 
consumer goods.   
Multi-family Dwelling – A residential building containing three or more dwelling units. 
Cluster Housing – A residential development consisting of multiple dwelling units arranged in a 
coordinated manner on a single parcel with shared open space, common facilities, or amenities. 
 
WHERE WILL THIS DISTRICT BE LOCATED? 
 
CURRENT ZONING MAP    PROPOSED ZONING MAP  
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WHAT OTHER ZONING REGULATIONS WILL BE AFFECTED BY THIS CHANGE? 
 
All properties that were formerly in the Light Industrial Zone will now be rezoned as properties 
within the Village Business Residential Zone.  All allowable uses within the Light Industrial Zone 
will become allowable uses in the VRBZ.  Allowable uses that haven’t yet been defined will now be 
defined within Section 8 of the Zoning Regulations, as mentioned above.   
 
The existing Light Industrial Zone has not developed in a manner consistent with traditional 
industrial activity. Over time, the area has evolved into a mix of residential, commercial, civic, and 
small business uses. The proposed VRBZ is intended to better reflect existing development 
patterns while providing flexibility for future investment and adaptive reuse. 
 
WHAT WILL THIS ACCOMPLISH? 

The proposed VRBZ is intended to: 

• Encourage investment in existing buildings.  
• Support locally owned businesses and services.  
• Promote adaptive reuse of historic structures.  
• Expand housing opportunities within the Village Center.  
• Create a walkable mixed-use environment.  
• Align zoning regulations with the goals of the 2024-2034 Plan of Conservation and 

Development. 

The proposed Village Residential Business Zone is intended to better align zoning regulations with 
the existing character and development pattern of the Village Center while providing opportunities 
for housing, small businesses, adaptive reuse, and future investment. The Planning and Zoning 
Commission welcomes public input and encourages residents to participate in the public hearing 
process. 
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