
PLANNING & ZONING COMMISSION 
Town of Canaan (Falls Village) 

Regular Meeting Minutes – September 24, 2026 
108 Main Street, Falls Village, CT 

Attendance 

Members – In Person: Chairman Greg Marlowe; Doug Cohn; Matthew Macchi; Tim Metzger; 

Kimberly Mahoney; Kathy Clark 

Members Absent: Vice Chair Stephen Koshland; Eileen Kinsella  

Also absent: ZEO Janell Mullen 

Alternate Members – Via Zoom: Mark Rosen 

Seating of Alternates: Motion to seat Alternate Member Marc Rosen for Member Stephen 

Koshland. Motion: Macchi Second: Metzger Vote: Unanimous 

Also Present: Kyle Case, PE; Jesse Conklin; Harley Dean 

1. Call to Order & Approval of Minutes 

Chairman Marlowe called the meeting to order at 6:31 PM. 

Approval of Minutes 

Regular Meeting – August 27, 2026  

Motion to Approve: Macchi Second: Metzger Vote: All in favor; Cohn and Mahoney 

abstaining Outcome: Motion carried 

Public Hearing – August 27, 2026  

Motion to Approve: Macchi Second: Metzger Vote: All in favor; Cohn and Mahoney 

abstaining Outcome: Motion carried 

2. Public Comments 

None. 

3. New Business 

A. Post-Approval Re-Subdivision – Aspen Hill 



Commission reviewed the Mylar for the Aspen Hill re-subdivision; all required items were 

confirmed. 

Motion to authorize Chairman Marlowe to sign the Mylar for filing: Metzger Second: Clark 

Vote: Unanimous 

B. Text Amendment – 166 Sand Road (Applicant: Kyle Case, PE) 

Applicant described the need for a text amendment to allow mixed-use by special permit in the 

Light Industrial Zone. 

Commission discussed POCD alignment, building plans, lot sizes, and fee-in-lieu. No objections 

were raised; ZEO Mullen has reviewed the materials. 

C. Subdivision Application – 166 Sand Road (Applicant: Kyle Case, PE) 

Motion to set a public hearing for the text amendment and review the subdivision 

application of 166 Sand Road: Metzger Second: Clark Vote: Unanimous 

Public hearing scheduled for October 22, 2026 at 6:30 PM. 

4. Old Business 

A. Village Center Parking Plan 
No update. 
B. Solar Committee Update 
No update. 
C. Old Firehouse Sale – Committee Update 
No update. 
D. Dark Skies 
No update. 

5. Other Business 

A. POCD Implementation – Subcommittee Update 

Member Cohn reported on the regional COG initiative: Northwest Hills COG is developing a 

community engagement plan and may ask each town to designate one POCD representative. The 

program is expected to run for approximately 14 months. Additional information is anticipated 

for the October meeting. 

P&Z Monthly Financial Report Review 

Motion to receive financial report: Macchi Second: Mahoney Vote: Unanimous 



6. Regulations Review 

A. Village Business Zone Expansion 

Commission agreed to pause the Village Business Zone Expansion pending legal clarity 
regarding Public Act 25-1, and to send an explanatory letter regarding the pause to the 
affected property owners. 

Motion to approve mailing of the drafted letter to affected properties: Metzger Second: 

Clark Vote: Unanimous 

7. ZEO Report 

Tabled. 

8. Public Comments & Official Correspondence 

Correspondence received from the Housatonic River Commission regarding a “Meet the 
Commissioners” event on October 4, 2026 (attached). 

9. Adjournment 

Motion to Adjourn at 7:04 PM: Macchi Second: Metzger Vote: Unanimous 

 

Respectfully Submitted, Recording Secretary, Patti Fife 

 

Attachments: 

• KCC Consulting, LLC – Zoning regulation text amendment, 166 Sand Road  
• 166 Sand Road – Site plan materials  
• VRBZ correspondence regarding affected properties  
• August 2026 Financials 
 • Housatonic River Commission – “Meet the Commissioners” event 
 

 

 

 

 



MOTION/ACTION 

Item 
Made 

By 
Second Vote Outcome 

Seating of Alternate Macchi Metzger Unanimous Seated 

Approval of Minutes – 

Regular Meeting 8/27/26 
Macchi Metzger 

All in favor; Cohn & 

Mahoney abstaining 
Motion carried 

Approval of Minutes – Public 

Hearing 8/27/26 
Macchi Metzger 

All in favor; Cohn & 

Mahoney abstaining 
Motion carried 

Aspen Hill Re-Subdivision Metzger Clark Unanimous Authorized 

166 Sand Road – Text 

Amendment & Subdivision 
Metzger Clark Unanimous 

Hearing set for 

10/22/26 

P&Z Monthly Financial 

Report 
Macchi Mahoney Unanimous Received 

VBZ Expansion Metzger Clark Unanimous Approved 

Adjournment Macchi Metzger Unanimous Adjourned 

 

TABLED 

Item Notes 

ZEO Report Tabled 

 

FOLLOW-UP 

Topic Follow-Up Required Assigned To Notes 

POCD Implementation 

– COG Initiative 

Await October update 

from COG 
Cohn 

Regional engagement plan; 

possible POCD representative 

designation 

VBZ Expansion 

Mail explanatory letter 

to affected property 

owners 

Commission / 

Staff 

VBZ paused pending legal 

clarity on Public Act 25-1 

 

UPCOMING MEETINGS/HEARINGS 

Date Time Subject Notes 

October 22, 

2026 

6:30 

PM 

Public Hearing – Text Amendment & Subdivision 

Application (166 Sand Road) 
Scheduled 
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September 21, 2026 

 

Town of Canaan 

Planning and Zoning Commission 

108 Main Street, 

Falls Village, CT 06031 

 

RE:  Text Amendment to Light Industrial Zone 

 

Dear Mr. Chariman and Members of the Commission, 

 

On behalf of 166 Sand Road LLC, please accept the enclosed application for a proposed 

amendment to the Town of Canaan Zoning Regulations.  The proposed amendment would 

add mixed-use buildings as a Principal Use Allowed by Special Permit, subject to the 

requirement that a permitted business use occupy the first floor and residential uses be 

limited to the upper floor or floors. 

 

Specifically, the applicant proposes adding the following use to the Principal Uses Allowed 

by Special Permit within the Light Industrial Zone: 

 

Mixed use buildings with a permitted business use on the first floor (either by being a 

business use that is a permitted principal use in the zone or that is a principal use 

allowed by special permit in the zone) and residential use(s) on the upper floor(s). 

 

The purpose of this amendment is to provide additional flexibility for the productive use 

and redevelopment of properties within the Light Industrial Zone while preserving a 

business or commercial component at the ground-floor level. Rather than permitting 

exclusively residential buildings within the zone, the proposed amendment maintains a 

nonresidential first-floor use consistent with the uses otherwise authorized within the 

district. 

 

Importantly, mixed-use development would not become a use permitted as of right under 

the proposed amendment. Each proposed mixed-use development would instead require 

Special Permit approval by the Planning and Zoning Commission. This would provide the 

Commission the opportunity to evaluate an individual proposal and its appropriateness for 
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the particular property in accordance with the applicable Special Permit requirements of 

the Zoning Regulations. 

 

The amendment may also provide additional opportunities for the adaptive and 

economically productive use of existing buildings. Properties containing buildings with 

space suitable for commercial or other permitted business activity at street level, but with 

upper-floor areas that may not be necessary or desirable for the same use, could 

potentially accommodate residential occupancy while maintaining the intended 

nonresidential function of the property. 

 

The proposed amendment is intentionally limited in scope. It does not eliminate the Light 

Industrial Zone's existing permitted uses or alter the ability of properties to be utilized for 

industrial and other nonresidential purposes. Instead, it adds an additional use that may 

be considered by the Commission on a case-by-case basis through the Special Permit 

process. 

 

For these reasons, we respectfully request that the Planning and Zoning Commission 

consider the proposed text amendment and determine that allowing appropriately 

designed mixed-use buildings by Special Permit represents a reasonable addition to the 

uses available within the Light Industrial Zone. 

 

Thank you for your consideration of this application. 

 

Respectfully submitted, 

KCC Consulting LLC 

 

Kyle C. Case 
 

Kyle C. Case, P.E. 

Owner 
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VILLAGE BUSINESS RESIDENTIAL ZONE (VRBZ) UPDATE
An Update from the Falls Village Planning & Zoning Commission

September 14, 2026

Dear Falls Village Residents:

The Falls Village Planning & Zoning Commission is providing this update regarding the proposed 
Village Business Residential Zone (VRBZ) and the Commission's recent decision to take a 
closer look at the proposed expansion of  the district.

The Commission has been reviewing the VRBZ concept to update the Village's zoning regulations 
and better reflect the existing mix of  residential, commercial, civic, and small business uses within 
the Village. The proposal was also intended to support the goals of  the 2024–2034 Plan of  
Conservation and Development, including village revitalization, housing opportunities, economic 
activity, adaptive reuse, and a mix of  uses appropriate to the Village Center.

Why the Commission Is Reconsidering the Proposed Expansion

Since the initial VRBZ proposal was developed, the State of  Connecticut enacted Public Act 25-1, 
An Act Concerning Housing Growth. The legislation significantly changes the State's approach to 
housing planning and zoning and includes new requirements and opportunities affecting 
municipalities and local zoning regulations.

Among other provisions, the legislation establishes a new framework for municipal and regional 
housing-growth planning and creates new statutory provisions addressing housing development in 
certain commercial, residential, and mixed-use areas.

The Commission believes it is important to understand how these new State requirements may 
interact with any changes to Falls Village's zoning regulations before expanding the geographic 
boundaries of  the VRBZ.

In particular, expanding the VRBZ could create a larger area in which certain provisions of  the new 
State housing legislation could apply. Some of  those consequences may be broader than what the 
Commission originally contemplated when the VRBZ proposal was developed.

The Commission does not want to unintentionally create development opportunities or 
regulatory requirements that are inconsistent with the community's objectives for the 
Village Center, the capacity of  existing infrastructure, or the intent of  the local zoning 
regulations.

For that reason, the Commission is taking a more measured approach to the proposed expansion.

What This Means for the VRBZ

The Commission is not abandoning the VRBZ concept.
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Rather, the Commission is pulling back from the broader geographic expansion that was previously 
being considered while it evaluates the interaction between the proposed regulations and the 
requirements of  Public Act 25-1.

The Commission's objective remains to develop planning and zoning tools that:

 Recognize and support the existing Village Center;
 Allow appropriate residential and small business uses;
 Encourage the productive reuse of  existing buildings;
 Provide appropriate opportunities for housing;
 Support local businesses and economic activity;
 Maintain appropriate standards for development; and
 Avoid unintentionally triggering State housing provisions in areas or circumstances where 

they were not contemplated by the Commission or the community.

Exploring a Local Historic District

As the Commission steps back from the broader VRBZ expansion, another potential focus is the 
establishment of  a local historic district within the Village Center.

A local historic district could provide a different tool for recognizing and protecting the historic 
buildings, streetscape, and architectural resources that contribute to the identity and continuity of  
Falls Village.

This approach would allow the Commission and community to consider how the Village Center's 
historic resources can be preserved while still supporting appropriate reinvestment, adaptive reuse, 
businesses, and residential uses.

At this point, the Commission is exploring the concept and has not made a final determination to 
establish a local historic district. Any such proposal would require additional study, public discussion, 
and consideration of  the statutory process and requirements applicable to local historic districts.

The potential historic-district approach is therefore being considered as part of  a broader 
conversation about how Falls Village can protect its existing Village Center while allowing it to 
remain an active and economically viable part of  the community.

Why This Additional Review Is Important

Public Act 25-1 represents a significant change in Connecticut's housing and zoning 
framework. The Commission believes Falls Village should take the time necessary to 
understand the legislation and its implications before making a substantial change to the 
geographic scope of  the VRBZ.

Rather than moving forward with a larger zoning district and subsequently discovering 
unintended consequences, the Commission believes it is prudent to pause, evaluate, and 
refine the approach.
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Next Steps

The Planning & Zoning Commission will continue its review of  the VRBZ proposal and Public Act 
25-1 before moving forward with any broader expansion of  the district.

The Commission's current approach is to retain the concept of  a Village Business Residential Zone 
while reconsidering the scope of  the proposed expansion.

At the same time, the Commission may explore whether a local historic district within the Village 
Center could provide an appropriate additional tool for preserving the Village's historic resources 
while supporting continued residential, commercial, and community activity.

Residents will have additional opportunities to review and comment on any revised proposal or new 
initiative before the Commission takes formal action.

The Commission appreciates the community's continued interest and participation in this process. 
The goal is to develop planning and zoning tools that are thoughtful, locally appropriate, consistent 
with State law, and capable of  supporting Falls Village over the long term while avoiding unintended 
consequences from changes in State housing policy.

Falls Village Planning & Zoning Commission





زا
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