
 

SALISBURY PLANNING AND ZONING COMMISSION 

REGULAR MEETING MINUTES 

Monday August 4th 2025 6:30PM 

Remote Meeting by Live Internet Video Stream and Telephone 

Members Present:             Members Absent:     1 

Dr. Michael Klemens (Chair)              2 

Cathy Shyer (Vice Chair)         3 

Martin Whalen (Secretary) 4 

Allen Cockerline (Regular Member)                Staff Present 5 

Bob Riva (Regular Member)            Abby Conroy, Land Use Director (LUD) 6 

Dr. Danella Schiffer (Alternate Member)          Miles Todaro, Land Use Technical Specialist (LUTS) 7 

Beth Wells (Alternate Member)                                          8 

                      9 

Brief Items and Announcements 10 

1. Call to Order / Establish Quorum 11 

Chair Klemens called the meeting to order at 6:30PM. A quorum was established with five regular 12 

members present (Dr. Michael Klemens, Cathy Shyer, Martin Whalen, Allen Cockerline, Bob Riva). 13 

Alternate Members Dr. Danella Schiffer and Beth Wells were also present. 14 

 15 

2. Approval of the Agenda 16 

 17 

Motion: To approve the agenda. 18 

Made by Riva, seconded by Whalen. 19 

Vote: 5-0-0 in favor. 20 

 21 

3. Minutes of June 16, 2025 22 

The Commission edited the detailed minutes of June 16, 2025. 23 

 24 

Motion: To approve the detailed minutes of June 16, 2025 as amended. 25 

Made by Riva, seconded by Whalen. 26 

Vote: 5-0-0 in favor. 27 

 28 

4. Minutes of July 7, 2025 - pending 29 

5. Minutes of July 21, 2025 - pending 30 

 31 

6. Public Comment: Public Comment is restricted to items that are neither on the agenda nor the subject 32 

of any pending Planning & Zoning Commission application or action and are limited to three minutes per 33 

person. 34 

 35 

There was no public comment. 36 

 37 

Pending Business 38 

8. #2025-0294 / A Slice of LLC (Hackett) / 79 Old CNE Road / Modification of Approved Site Plan #2023-39 

0235 to Demolish an Existing and Build New Single Family Residence in the Lake Protection Overlay 40 

District (Section 404) / Map 40 / Lot 29 / DOR: 07/07/2025 / Pending Consulting Engineer Review, 41 

Possible Consideration 42 

 43 

The Commission reviewed a letter from Town Consulting Engineer Tom Grimaldi with conditions of 44 

approval. Engineer Pat Hackett said the proposed driveway was adjusted for improved access to the 45 

dwelling’s front door, and erosion control was increased. Chair Klemens asked if he was comfortable 46 
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with Mr. Grimaldi’s review. Mr. Hackett replied yes. Mr. Hackett explained the project was halfway 47 

through completion and asked if the previously approved permit would remain in effect. The 48 

Commission agreed. 49 

 50 

Motion: To approve application #2025-0294 / A Slice of LLC (Hackett) / 79 Old CNE Road / Modification 51 

of Approved Site Plan #2023-0235 to Demolish an Existing and Build New Single Family Residence in the 52 

Lake Protection Overlay District (Section 404) / Map 40 / Lot 29 / with the following conditions: 53 

1. Final approved plans shall have live signature and embossed seal of the Engineer and Sur-54 

veyor of record. These shall be submitted to the Town of Salisbury Land Use Director prior to 55 

any construction. 56 

2. All proposed drainage structures shall require inlet protection during the construction pro-57 

cess. 58 

3. Erosion control blankets shall be installed on all slopes of 5% or greater immediately upon the 59 

completion of loaming and permanent seeding. 60 

4. The Erosion & Sedimentation Control Bond shall be approved by the Consulting Town Engi-61 

neer.  62 

5. A Pre-Construction Meeting is recommended with the Town staff and/or the Consulting Town 63 

Engineer prior to the start of construction to inspect E & S control measures and to discuss 64 

construction sequencing/phasing. 65 

6. During the construction process, the Owner/Developer/Contractor shall add erosion and sedi-66 

mentation control measures as deemed necessary by the Town of Salisbury staff and/or the 67 

Consulting Town Engineer. 68 

7. Inspections of the erosion and sedimentation control measures shall be completed daily, 69 

prior to impending inclement weather, and after every rain storm event of 0.5 inches of rain-70 

fall or greater. The required repairs and/or maintenance of all erosion & sedimentation con-71 

trol measures shall be completed by the General and/or Site Contractor immediately after 72 

the inspection(s) and until a permanent vegetated cover is established (70% turf establish-73 

ment). 74 

8. An As-Built Site Improvement and Grading Plan, which shall include topography/locations of 75 

all altered areas within the limit of disturbance, and Rain Garden volumes (Proposed vs. As-76 

built), shall be submitted to the Consulting Town Engineer and the Land Use Director for re-77 

view/approval, after all the site work is completed, and prior to requesting the release of the 78 

E & S Bond and/or requesting a Certificate of Occupancy. Said map shall prepared by a State 79 

of Connecticut Registered Land Surveyor. 80 

9. A final site inspection shall be completed by the Land Use Director and/or the Consulting 81 

Town Engineer prior to the release of the Erosion & Sedimentation Control Bond and/or the 82 

issuance of a Certificate of Occupancy. Please note: This inspection shall only take place after 83 

receipt of the As-Built Site Improvement and Grading Plan, as required in item #7 above. 84 

10. Any revisions to the approved plans, as required by other reviewing entities, whether pri-85 

vate, local, state, and/or federal, shall be submitted to the Town of Salisbury for review/ap-86 

proval. 87 

Made by Cockerline, seconded by Riva. 88 

Vote: 5-0-0 in favor. 89 

 90 

Public Hearing - 6:45PM 91 

7. #2025-0291 / David Pachter (Tim Sneller) / 136 Long Pond Road / Special Permit Application for 92 
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Detached Accessory Apartment on Single Family Residential Lot (Section 208) / Map 02 / Lot 12 / DOR: 93 

06/16/2025 / Open Hearing, Possible Consideration 94 

 95 

The public hearing opened at 6:45PM. Secretary Whalen read the Legal Notice. Tim Sneller presented 96 

the application. Mr. Sneller explained a pickleball court barn was constructed with approval from 97 

Torrington Area Health District (TAHD). The barn had a kitchen area with a full bathroom, sink with an 98 

undercabinet, refrigerator and dishwasher. A loft area provided a potential bedroom space. Mr. Sneller 99 

said the maximum living area was one-thousand five-hundred square feet. 100 

 101 

Vice Chair Shyer asked if the large windows facing the pickleball court could be opened. Mr. Sneller 102 

replied yes, and the overhead windows face the primary dwelling on the property. There were no further 103 

questions from the Commission. 104 

 105 

Member of the Public Beth Greenberg said the barn was constructed close to their neighboring property. 106 

She asked if there were sound or light ordinances that could be enforced. Chair Klemens replied there 107 

were not, and added that the Commission preferred dark skies compliant lighting. Ms. Greenberg said 108 

fluorescent lighting in the pickleball court barn flooded into their living room and master bedroom. She 109 

noted the property owners added shades to two windows, but they did not completely prevent light 110 

pollution. Mr. Sneller suggested installation of additional shades. 111 

 112 

Chair Klemens said a condition of approval could be included for shade installation. Commissioner 113 

Cockerline disagreed that such a condition should be added. He felt that the structure was built within 114 

required setbacks and lighting was something the neighbors could resolve between themselves. Vice 115 

Chair Shyer asked if Ms. Greenberg could hear noise from the pickleball court. Ms. Greenberg replied no, 116 

but they hear noise emitting from the building’s mechanical devices twenty-four hours a day. Ms. 117 

Greenberg asked if shrubs or trees could be installed to mitigate noise pollution as enjoyment of their 118 

property has been affected. Alternate Member Wells suggested sound-mitigating fencing could be 119 

installed as shrubs would not assist with noise pollution. Chair Klemens and Vice Chair Shyer agreed that 120 

a sound-mitigating fence and window shade would be an appropriate request. Commissioner Riva 121 

agreed but expressed hesitance. Commissioner Cockerline expressed support for a suggestion of fencing 122 

and plantings. Alternate Member Schiffer believed verbiage should be included in the Conditions to 123 

protect the neighboring property. 124 

 125 

Motion: To close the public hearing at 7:10PM. 126 

Made by Cockerline, seconded by Riva. 127 

Vote: 5-0-0 in favor. 128 

 129 

Motion: To approve application #2025-0291 / David Pachter (Tim Sneller) / 136 Long Pond Road / Special 130 

Permit Application for Detached Accessory Apartment on Single Family Residential Lot (Section 208) / 131 

Map 02 / Lot 12 / subject to the following conditions: 132 

1. The third window, facing the abutters, shall have a shade installed to limit light spillage. 133 

2. A six-foot-tall cedar fence shall be installed to mitigate sound.  134 

Made by Cockerline, seconded by Shyer 135 

Vote: 4-1-0, with Whalen voting against. 136 

  137 

Other Business 138 
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9. Discussion of Comprehensive Zoning Regulations Updates (Conroy and Klemens) – Phase 1 Definitions, 139 

Tables of Dimensional Requirements, and Table of Structures and Features, as well as Miscellaneous Text 140 

Changes Reflecting Revised Definitions 141 

 142 

Chair Klemens introduced the discussion of the work he and Land Use Director Conroy had completed 143 

and presented the draft Table of Dimensional Requirements with proposed changes. There were no 144 

questions or comments from the Commission. Chair Klemens presented the Table of Structures and 145 

Features with proposed changes. LUD Conroy mentioned possible options for revising front property line 146 

setbacks in the C20 Zone. Commissioner Cockerline suggested using a subjective measure to establish 147 

the existing street wall and making it the front property line setback requirement. Chair Klemens 148 

disagreed and believed property owners should pick between adjacent properties to align their 149 

buildings. Alternate Member Wells suggested using “adjoining neighborhood” as verbiage opposed to 150 

“adjacent properties.” Secretary Whalen asked for clarification on the required minimum separation 151 

between buildings. LUD Conroy said it is typically ten feet, but it can be a gray area, depending on fire 152 

safety requirements. 153 

 154 

LUD Conroy said maximum building coverage was raised to thirty percent because a large percentage of 155 

the Commercial Zones are located in the Aquifer Protection Overlay District. She explained many 156 

properties are non-conforming and already exceed fifty percent building coverage. 157 

 158 

LUD Conroy said there were no proposed changes at this time for the definitions of Hotel, Motel, or 159 

Impervious Surface. Vice Chair Shyer asked for clarification about the changes to Accessory Apartments. 160 

LUD Conroy suggested approving attached apartments with a Zoning Permit rather than by Commission 161 

approval. Vice Chair Shyer believed the size of apartments relative to the principal dwelling should be 162 

addressed. 163 

 164 

The Commission reviewed a memo by LUD Conroy for the Northwest Hills Council of Government 165 

(NHCOG) regarding the proposed Regulation amendments. Vice Chair Shyer suggested adding 166 

“Accessory Apartments” to the “Outstanding Issues” section, Commissioner Riva agreed.  167 

 168 

The Commission reviewed a “Table of Structures and Features” from the nearby town of Warren (CT) as 169 

an example for how the Commission could organize the impervious surface information in the 170 

Regulations. Commissioner Cockerline wished to discuss the permeability of decks and patios more at a 171 

future meeting. Alternate Member Schiffer asked if landscaping such as orchards or shrubbery could be 172 

considered impervious. Vice Chair Shyer believed they should not be and Chair Klemens agreed. LUD 173 

Conroy noted that discussion of pervious and impervious structures and features would continue with 174 

Mr. Grimaldi. 175 

 176 

Tabled Business 177 

10. #2025-0287 / Wake Robin LLC & Ms. Serena Granbery (ARADEV LLC) / 104 & 106 Sharon Road & 53 178 

Wells Hill Road / Special Permit for Hotel, Redevelopment of the Wake Robin Inn (Section 213.5) / Map 179 

47/ Lot 2 & 2-1 / DOR: 05/05/2025 / Public Hearing Scheduled: 08/05/2025 6:30 PM / Pending Public 180 

Hearing 181 

 182 

Adjournment 183 

 184 
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Motion: To adjourn the meeting at 8:13PM. 185 

Made by Shyer, seconded by Cockerline. 186 

Vote: 5-0-0 in favor. 187 

 188 

 189 

 190 

Respectfully Submitted, 191 

Erika Spino 192 

Secretary of Minutes 193 


