CORNWALL PLANNING AND ZONING COMMISSION
MEETING MINUTES
Wednesday November 12, 2025, 7:00 p.m.
Cornwall Library, 30 Pine Street – Cornwall, CT
Hybrid Meeting

1. Call to Order – Appointment of Alternates 

Chair A. Timell called the meeting to order at 7:00 pm and took attendance. 
Members Present: A. Timell, K. Bodwell, P. West, C. Gray, W. Evans (A), M. Shipp (A), B. Bennett (A)
Also Present: J. Mullen
Members Absent: J. LaPorta, S. Saccardi
Appointment of Alternates: M. Shipp, B. Bennett

2. Approval of Minutes – October 14, 2025 

K. Bodwell moved to approve the 10/14/25 minutes. P. West seconded and the motion to approve carried unanimously. 

3. Public Hearing

Before re-convening the hearing, A. Timell noted that the hearing was continued from the 10/14 meeting to allow time for NHCOG referral response. Public hearing notice was published on 10/3 & 10/6 in the Republican-American and was read into the record at the opening of the hearing on 10/14.

As the applicants, W. Evans and K. Bodwell recused themselves and sat in the audience. 

a. Bodwell Engineering & Surveying – Proposed text amendment to Article 3 – Definitions to add standards and clarify where frontage of flag / interior lots are measured from. 

C. Gray noted that correspondence had been received on 11/4 from Tony Scott with concerns that driveway pull-off requirements and road frontage standards were being removed. Commissioners took time to review T. Scott’s comments and discussion was had refuting that those standards were removed. At the last meeting Commissioner’s discussed the need to retain the standards for driveway pull-offs and the purpose of the text amendment was to, in part, standardize where frontage of flag lots is measured from.

As there was no member of the public present with comment M. Shipp moved to close the public hearing at 7:07 p.m. C. Gray seconded and the motion to close carried unanimously. 

P. West moved to adopt the text amendment, to become Article 12.3 – Flag Lots, with an effective date of 12/1/25. C. Gray seconded and the motion to adopt the text amendment carried unanimously. 

4. New Business

K. Bodwell and W. Evans were reseated at 7:09 p.m. before discussion began on item #4a.

a. West Cornwall Development Group, LLC. – Pre-application discussion regarding potential General Business Zone (GB) dimensional requirements text amendment.

John Van Doren was present for the pre-app discussion along with Jeffery Morgan, partners of the West Cornwall Development Group (WCDG). Their other business partner, David Ellen, could not be in attendance. The group has engaged with consulting planner Martin Connor to guide them through the development of language for the potential text amendment. J. Van Doren explained that the WCDG owns property known as the Pink House in West Cornwall consisting of the Pink House Restaurant and a 3-unit apartment building. As the apartment building has been completed and is now fully occupied the WCDG is considering subdividing the parcel into 2 lots to separate the restaurant and apartment building. 

J. Van Doren and J. Morgan met with Land Use Administrator S. Musselman earlier in the fall to discuss the potential of a subdivision. S. Musselman had explained that as the property is currently non-conforming in terms of lot area that the parcel could not be subdivided under the current regulations. As the majority of the commercially zoned lots within West Cornwall are non-conforming S. Musselman suggested a text amendment could be proposed to modify the dimensional requirements of the General Business zone within West Cornwall. The current required lot size is 1-acre, and the setbacks make it difficult for properties to redevelop. J. Morgan stated that no language for the proposed text amendment has been drafted yet as they were waiting for an up-to-date list of commercially zoned properties in West Cornwall, including ownership information and lot sizes. S. Musselman worked on updating this list and found that the average lot size zoned General Business is 0.37-acres. 

A proposed subdivision map for the property has been developed by Colby Engineering and is currently being reviewed by Torrington Area Health for septic suitability. J. Morgan shared this map with the Commissioners and explained the vision for the potential subdivision. Discussion was then had on the applicability of the potential text amendment for the entire General Business zone. J. Mullen noted that a separate commercial zone could be established for West Cornwall. J. Morgan added that West Cornwall and Cornwall Bridge, the two commercial areas of town, have differing factors to consider such as the future sewer district that will be established in West Cornwall and therefore could warrant a separation of the General Business zone to reflect the different patterns of development that exist. 

B. Bennett inquired why the Commission should consider reducing the lot size in West Cornwall. M. Connor responded that Cornwall’s 2020 Plan of Conservation and Development (POCD) charged the PZC to re-examine the dimensional requirements of the General Business Zone (incl. lot sizes, setbacks, & lot coverage) to allow for flexibility for business owners in the village center areas of West Cornwall and Cornwall Bridge. Re-writing the dimensional requirements will increase the availability of commercial land and encourage economic development in Cornwall. A. Timell then shared history of how the lot sizes were originally increased. When Cornwall’s first zoning regulations were adopted in 1953, the lot size for residential and commercial properties was ¼-acre. In 1956 the minimum residential lot size was increased to 1-acre and commercial lots were kept at ¼-acre, while establishing a new industrial zone along the Route 7 corridor with a ½-acre minimum. In 1962 the PZC hired consultants to reexamine the zoning regulations and the POCD. It was at the recommendation of these consultants that the R1, R3, R5, and GB zones were established including increasing the minimum lot size of the GB zone to 1-acre. C. Gray stated that one of the difficulties with reducing the lot size is meeting the requirements of TAHD and inquired what the proposed lot size would be. M. Connor responded that the health requirements always must be adhered to and that the lot size should be changed to, at a minimum, the median lot size (around 1/3-acre).

J. Mullen re-wrote the requirements of the Falls Village – Village Center Zone – reducing the lot size to ¼-acre to address a similar issue that West Cornwall faces. J. Morgan shared the difficulties that are faced by businesses in West Cornwall due to the dimensional requirements and that to do anything businesses need to petition the ZBA for a variance. J. Mullen stated that if a pattern develops where businesses are seeking relief from the ZBA en masse this would suggest a systemic problem with how the regulations are written. P. West asked if the WCDG had figured out how many properties would remain non-conforming with these changes. J. Van Doren stated that they hadn’t developed the language yet. M. Connor added that the list shows a disagreement in the data between what the property cards and the GIS have for average lot sizes and that they both average out to be approx. 0.37-acres. M. Shipp stated that in addition to her conceptually supporting the potential text amendment she believes the Commission should work to encourage further flexibility for business owners including modifying parking requirements. 

J. Mullen encouraged the Commission to consider splitting the General Business zone into two distinct zones due to the differences in patterns of development between Cornwall Bridge and West Cornwall. As the applicants are proposing changes to West Cornwall that should be the Commission’s priority before considering changes to Cornwall Bridge. First Selectman Gordon Ridgway commended WCDG for bringing this proposal forward to help reverse the loss of vitality in the town’s village centers and acknowledged the timeliness of the proposal as the Town is engaging in its largest capital improvement project ever ($6 million) in establishing a sewer facility in West Cornwall. M. Connor asked for the Commissions blessing to have town staff, J. Mullen & S. Musselman, work with WCDG to formulate the language for the proposal -- the Commission agreed that it would be most efficient for the applicants to engage with the land use staff. 

5. Old Business 

a. Planning Workshop – Review of Subdivision Regulations

The Commission thanked the Conservation Commission for their review and comments on the subdivision regulations, particularly thanking Heidi Cunnick for her presentation. 
Recommendations included establishing open space criteria, mapping existing natural resources (i.e. steep slopes, watercourses, significant trees), and ensuring that open space set aside during the subdivision process is permanently protected. 

Concerns with steep slopes and ridgeline protections were also brought up. Discussion was had on open space subdivisions, that allow for higher density clustered housing. These regulations exist within the zoning regulations and were never carried over into the subdivision regulations. Commissioners discussed that developing a comprehensive definition of open space should be a priority of their review of the subdivision regulations. 

6. Land Use Administrator’s Report

Commissioners reviewed S. Musselman’s report dated 11/12/25. 

7. Correspondence: None.

8. Adjournment

K. Bodwell moved to adjourn at 8:14 p.m. M. Shipp seconded and the motion to adjourn carried unanimously. 

Respectfully submitted,

Spencer Musselman 
Town of Cornwall
Land Use Administrator







