
 

SALISBURY PLANNING AND ZONING COMMISSION 

REGULAR MEETING MINUTES 

Monday October 6th 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 

Chair Klemens requested that the following item be added to the agenda as item 18A: “Preapplication 18 

review, 117 Interlaken Road, Wolf/Churchill Builders.” 19 

 20 

Motion: To approve the agenda as amended. 21 

Made by Riva, seconded by Whalen. 22 

Vote: 5-0-0 in favor. 23 

 24 

3. Minutes of August 4, 2025 25 

 26 

Motion: To approve the minutes of August 4, 2025. 27 

Made by Cockerline, seconded by Riva. 28 

Vote: 5-0-0 in favor. 29 

 30 

4. Minutes of August 5, 2025 31 

 32 

Motion: To approve the minutes of August 5, 2025. 33 

Made by Riva, seconded by Whalen. 34 

Vote: 5-0-0 in favor. 35 

 36 

5. Minutes of August 12, 2025 37 

 38 

Motion: To approve the minutes of August 12, 2025. 39 

Made by Riva, seconded by Whalen. 40 

Vote: 5-0-0 in favor. 41 

 42 

6. Minutes of August 14, 2025 43 

The Commission edited the minutes of August 14, 2025. 44 

 45 

Motion: To approve the minutes of August 14, 2025 as amended. 46 
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Made by Riva, seconded by Whalen. 47 

Vote: 5-0-0 in favor. 48 

 49 

7. Minutes of August 18, 2025 50 

Commissioner Cockerline abstained from voting, as he was not present at the meeting of August 18, 51 

2025. 52 

 53 

Motion: To approve the minutes of August 18, 2025. 54 

Made by Riva, seconded by Whalen. 55 

Vote: 4-0-1 in favor. 56 

 57 

8. Minutes of August 19, 2025 58 

The Commission edited the minutes of August 19, 2025. 59 

 60 

Motion: To approve the minutes of August 19, 2025 as amended. 61 

Made by Riva, seconded by Whalen. 62 

Vote: 5-0-0 in favor. 63 

 64 

9. Minutes of August 26, 2025 65 

The Commission edited the minutes of August 26, 2025. 66 

 67 

Motion: To approve the minutes of August 26, 2025 as amended. 68 

Made by Riva, seconded by Whalen. 69 

Vote: 5-0-0 in favor. 70 

 71 

10. Minutes of September 2, 2025 72 

Secretary Whalen abstained from voting, as he was not present at the meeting of September 2, 2025. 73 

 74 

Motion: To approve the minutes of September 2, 2025. 75 

Made by Riva, seconded by Cockerline. 76 

Vote: 4-0-1 in favor. 77 

 78 

11. Minutes of September 4, 2025 - pending 79 

12. Minutes of September 9, 2025 - pending 80 

 81 

13. Public Comment - Public Comment is restricted to items that are neither on the agenda nor the 82 

subject of any pending Inland Wetlands application or action and are limited to three minutes per person. 83 

 84 

There was no public comment. 85 

 86 

Public Hearing - 6:45PM 87 

14. #2025-0298 / 22 Meadow Street / Map 54, Lot 43-2 / Owner/Applicant: Albert Ginouves and Amy 88 

Lake / Special Permit Application for Detached Apartment on Single Family Residential Lot (Section 208) 89 

/ DOR: 09/02/2025 / Open Hearing, Possible Consideration 90 

 91 

The public hearing opened at 6:57PM. Secretary Whalen read the Legal Notice. Property owner Albert 92 
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Ginouves described the proposed detached accessory dwelling. He explained there would be no 93 

concrete used for construction and they planned to install solar panels in the future. He explained their 94 

original plan included a shared pump chamber in between both dwellings, but this was not feasible due 95 

to setback requirements. Instead, their application proposed an upgraded sewer pump with gravity 96 

drainage from the accessory unit. Mr. Ginouves noted that approval was received from the Water 97 

Pollution Control Authority (WPCA). There were no questions from the Commission or public. 98 

 99 

Motion: To close the public hearing at 7:15PM. 100 

Made by Cockerline, seconded by Whalen. 101 

Vote: 5-0-0 in favor. 102 

 103 

Motion: To approve application #2025-0298 / 22 Meadow Street / Map 54, Lot 43-2 / Owner/Applicant: 104 

Albert Ginouves / Special Permit Application for Detached Apartment on Single Family Residential Lot 105 

(Section 208). 106 

Made by Cockerline, seconded by Riva. 107 

Vote: 5-0-0 in favor. 108 

 109 

Pending Business 110 

15. #2025-0297 / 29 Morgan Lane / Map 64, Lot 07 / Owner/Applicant: Anne Fredericks / Site Plan 111 

Application to Construct a New Garage in the Lake Protection Overlay District (Section 404) / DOR: 112 

09/02/2025 / Possible Consideration 113 

 114 

Vice Chair Shyer said her previous concern of impervious surface percentage was addressed. Applicant 115 

Anne Fredericks noted impervious surface calculations were corrected and are below ten percent. She 116 

added that approval was granted by the Inland Wetlands & Watercourses Commission (IWWC) to 117 

remove a five-hundred thirty-six square foot pre-existing terrace. Vice Chair Shyer asked if the Applicant 118 

planned to reduce or replace sand located around the lake, Ms. Fredericks replied no. The Applicant’s 119 

agent Jim Terrell explained a proposed addition on the existing dwelling would result in impervious 120 

surface calculations at 10.3 percent. Chair Klemens expressed concern that a pre-existing gravel 121 

driveway was considered pervious. Ms. Fredericks noted that the amount of gravel on the property was 122 

reduced and moved out of the seventy-five-foot wetland setback. 123 

 124 

Motion: To approve application #2025-0297 / 29 Morgan Lane / Map 64, Lot 07 / Owner/Applicant: 125 

Anne Fredericks / Site Plan Application to Construct a New Garage in the Lake Protection Overlay District 126 

(Section 404). 127 

Made by Riva, seconded by Cockerline. 128 

Vote: 5-0-0 in favor. 129 

 130 

New Business 131 

16. #2025-0301 / 500 & 508 Twin Lakes Road / Map 69, Lots 18 and 18-1 / Owner/Applicant: Salisbury 132 

School Incorporated / Agent: Dawn Marti (Associate Director of Facilities) / Site Plan Application to 133 

Replace Septic System and Associated Drainage in the Lake Protection Overlay District (Section 404) / 134 

DOR: 10/06/2025 / Reception and Possible Consideration 135 

 136 

Bob Barneschi of WMC Consulting Engineers presented the application. Mr. Barneschi explained the 137 

application consisted of two abutting properties with two dwellings on each. He said the pre-existing 138 
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septic system was conjoined between the four houses. The application proposed four newly designed 139 

septic systems that would accommodate each dwelling. Mr. Barneschi explained due to restrictive soil, 140 

the systems are designed for the exact bedroom count and could not accommodate additions in the 141 

future. The existing system would be replaced, raised in elevation, with excavation of unsuitable soil. 142 

 143 

Chair Klemens asked about an existing bituminous driveway located near the lake. Bill Boyer of Salisbury 144 

School explained that the driveway allows for canoe access. Chair Klemens asked what would happen to 145 

the soil removed during excavation. Mr. Barneschi replied soil would be taken off site, and material 146 

underneath the leaching fields would be properly disposed of. Chair Klemens asked if erosion control 147 

was proposed, Mr. Barneschi replied yes. Chair Klemens asked if the curtain drain could be pulled out of 148 

the wetlands, per a recommendation by Town Consulting Engineer Tom Grimaldi. Mr. Barneschi agreed, 149 

and suggested pulling it back to the 738ft contour, because it is a relatively flat area. Chair Klemens 150 

suggested Mr. Grimaldi be closely involved during construction, the Commission agreed on three 151 

inspections. 152 

 153 

Motion: To approve application #2025-0301 / 500 & 508 Twin Lakes Road / Map 69, Lots 18 and 18-1 / 154 

Owner/Applicant: Salisbury School Incorporated / Agent: Dawn Marti (Associate Director of Facilities) / 155 

Site Plan Application to Replace Septic System and Associated Drainage in the Lake Protection Overlay 156 

District (Section 404) / with the following conditions: 157 

 158 

1. An escrow shall be provided to cover three inspections by the Town Consulting Engineer. 159 

 160 

2. The curtain drain on the east side must be pulled back to the 738ft contour. 161 

 162 

 and the following conditions recommended by the Town Consulting Engineer shall apply: 163 

 164 

1. Final approved plans shall have live signature and embossed seal of the Engineer and Surveyor 165 

of record. These shall be submitted to the Town of Salisbury Land Use Director prior to any 166 

construction. 167 

  168 

2. Erosion control blankets shall be installed on all slopes of 5% or greater immediately upon 169 

the completion of loaming and permanent seeding.  170 

 171 

3. The Design Engineer shall provide an erosion & sediment control bond estimate, which shall 172 

be reviewed by the Consulting Town Engineer, who shall set the final bond amount. Said 173 

bond shall be a cash bond payable to the “Town of Salisbury”.   174 

 175 

4. A Pre-Construction Meeting is required with the Town staff and/or the Consulting Town Engi-176 

neer prior to the start of construction to inspect E & S control measures and to discuss con-177 

struction sequencing/phasing. 178 

  179 

5. During the construction process, the Owner/Developer/Contractor shall add erosion and sedi-180 

mentation control measures as deemed necessary by the Town of Salisbury staff and/or the 181 

Consulting Town Engineer.  182 

 183 
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6. An As-Built Site Improvement and Grading Plan, which shall include topography/locations 184 

of all altered areas within the limit of disturbance, and shall be submitted to the Consulting 185 

Town Engineer and the Land Use Director for review/approval, after all the site work is com-186 

pleted, and prior to requesting the release of the E & S Bond and/or requesting a Certificate of 187 

Occupancy. Said map shall prepared by a State of Connecticut Registered Land Surveyor.  188 

 189 

7. A final site inspection shall be completed by the Land Use Director and/or the Consulting Town 190 

Engineer prior to the release of the Erosion & Sedimentation Control Bond and/or the issuance 191 

of a Certificate of Occupancy. Please note: This inspection shall only take place after receipt of 192 

the As-Built Site Improvement and Grading Plan, as required in item #6 above.  193 

 194 

8. Any revisions to the approved plans, as required by other reviewing entities, whether pri-195 

vate, local, state, and/or federal, shall be submitted to the Town of Salisbury for review/ap-196 

proval.  197 

 198 

Made by Cockerline, seconded by Riva 199 

Vote: 5-0-0 200 

 201 

17. #2025-0302 / 410 Twin Lakes Road / Map 64, Lot 8 / Owner: American School for the Deaf / 202 

Applicant: Joshua Johannesen (Allied Engineering Associates, Inc) / Site Plan Application for Additions in 203 

the Lake Protection Overlay District (Section 404) / DOR: 10/06/2025 / Reception and Possible 204 

Consideration 205 

 206 

LUD Conroy explained the application involved a barbeque grill area, shed and replacement of stairs. Mr. 207 

Bravin explained the stairs construction was already completed due to safety concerns. He also 208 

explained that approval was not required from Torrington Area Health District (TAHD) according to their 209 

engineer. LUD Conroy believed approval from TAHD may be required for the shed addition. Chair 210 

Klemens requested a letter from TAHD be submitted to the Land Use Office. 211 

 212 

Motion: To approve application #2025-0302 / 410 Twin Lakes Road / Map 64, Lot 8 / Owner: American 213 

School for the Deaf / Applicant: Joshua Johannesen (Allied Engineering Associates, Inc) / Site Plan 214 

Application for Additions in the Lake Protection Overlay District (Section 404) / with the condition that 215 

Torrington Area Health District Approval is obtained. 216 

Made by Cockerline, seconded by Riva. 217 

Vote: 5-0-0 in favor.   218 

 219 

Other Business 220 

18A. Preapplication Review - 117 Interlaken Road, Wolf, Churchill Builders. 221 

The Commission discussed the potential application with the prospective applicant.  222 

 223 

Project Manager Chuck Tuz explained an addition to an accessory apartment was previously approved 224 

on the property in 2020, which increased the apartment to one-thousand seven-hundred forty-four 225 

square feet. The property owner wished to construct a three-hundred twenty-three square foot golf 226 

simulator at the end of the accessory apartment’s garage. Mr. Tuz asked if a special permit was required 227 

or if the addition would be allowed as a Site Plan modification. Vice Chair Shyer recommended 228 

impervious surface coverage be provided due to the close proximity to the Lake Protection Overlay 229 
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District (LPOD). LUD Conroy noted that the accessory apartment, unfinished garage space, and proposed 230 

addition would make the building larger than two-thousand square feet. Chair Klemens and LUD Conroy 231 

believed the proposal was a substantial change and should return to the Commission for a new special 232 

permit. 233 

 234 

18. Salisbury Association Land Acquisition Letters 235 

a. 96 Acres Bordering the Yoakum Preserve 236 

b. 63.4 Acres of White Hollow Farm 237 

 238 

The Commission reviewed both letters in support of the acquisition of both properties. Vice Chair Shyer 239 

asked if verbiage referencing boat access to the Housatonic River could be removed due to the spread of 240 

the invasive species Hydrilla. Chair Klemens believed encouraging outdoor recreation strengthened the 241 

application. Commissioner Cockerline recommended instead removing verbiage about canoes and 242 

kayaks, all Commission Members agreed. 243 

 244 

Motion: To approve the modified letters of recommendation to the Connecticut Department of Energy 245 

& Environmental Protection by Salisbury Land Trust form the Salisbury Planning and Zoning Commission. 246 

Made by Cockerline, seconded by Riva. 247 

Vote: 5-0-0 in favor. 248 

 249 

Tabled Business 250 

19. #2025-0287 / Wake Robin LLC & Ms. Serena Granbery (ARADEV LLC) / 104 & 106 Sharon Road & 53 251 

Wells Hill Road / Special Permit for Hotel, Redevelopment of the Wake Robin Inn (Section 213.5) / Map 252 

47/ Lot 2 & 2-1 / DOR: 05/05/2025 / OH: 08/05/2025 / CH: 09/09/2025 / Decision By 11/13/2025 253 

 254 

Adjournment 255 

 256 

Motion: To adjourn the meeting at 8:45PM. 257 

Made by Cockerline, seconded by Whalen. 258 

Vote: 5-0-0 in favor. 259 

 260 

 261 

 262 

Respectfully Submitted, 263 

Erika Spino 264 

Secretary of Minutes 265 


