
 

SALISBURY PLANNING AND ZONING COMMISSION 

REGULAR MEETING MINUTES 

Monday November 17 2025 5:30PM 

Remote Meeting by Live Internet Video Stream and Telephone 

Members Present:             Members Absent:              1 

Allen Cockerline (Regular Member)                          Cathy Shyer (Vice Chair) 2 

Bob Riva (Regular Member)            3 

Dr. Danella Schiffer (Alternate Member)           Staff Present: 4 

Beth Wells (Alternate Member)            Abby Conroy, Land Use Director (LUD) 5 

          Miles Todaro, Land Use Technical Specialist (LUTS) 6 

                                                                  7 

Brief Items and Announcements 8 

1. Call to Order / Establish Quorum 9 

Commissioner Cockerline, acting as the “meeting moderator” in the absence of a Chair, Vice Chair, and 10 

Secretary, called the Regular Meeting to order at 5:31PM. A quorum was established with two regular 11 

members present (Allen Cockerline, Bob Riva). Alternate Members Dr. Danella Schiffer and Beth Wells 12 

were also present and seated to vote. 13 

 14 

2. Approval of Agenda 15 

LUD Conroy requested the following amendment: 16 

Add “12. Procedures related to Minor Site Plan Modifications” 17 

 18 

Motion: To approve the agenda as amended. 19 

Made by Riva, seconded by Schiffer. 20 

Vote: 4-0-0 in favor.   21 

 22 

3. Scheduling and Adoption of 2026 Meeting Calendar 23 

The Commission discussed potential amendments to the draft 2026 Meeting Calendar. Commissioner 24 

Cockerline proposed to scheduling the first meeting in January for Tuesday January 6, 2026 instead of 25 

the typical first Monday. 26 

 27 

Motion: To approve the 2026 Meeting Calendar as amended. 28 

Made by Riva, seconded by Schiffer. 29 

Vote: 4-0-0 in favor. 30 

 31 

4. Minutes of October 6, 2025 - pending 32 

5. Minutes of October 9, 2025 - pending 33 

6. Minutes of October 16, 2025 - pending 34 

7. Minutes of October 20, 2025 - pending 35 

8. Minutes of November 3, 2025 - pending 36 

 37 

9. Public Comment - Public Comment is restricted to items that are neither on the agenda nor the subject 38 

of any pending Planning & Zoning Commission application or action and are limited to three minutes per 39 

person. 40 

 41 

There was no public comment. 42 

 43 

Other Business 44 

12. Procedures related to Minor Site Plan Modifications 45 

 46 
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LUD Conroy explained a question she had regarding a property on Fowler Street. She explained that the 47 

development at the end of Fowler Street was approved by Special Permit in the past. She asked if the 48 

Commission felt that adding condenser units would be considered a minor site plan modification, and 49 

wouldn’t require a survey of the entire property with all of the existing houses. Commissioner Cockerline 50 

agreed that it was minor. The Commission agreed by consensus that LUD Conroy could proceed.  51 

 52 

Public Hearing - 5:45PM 53 

10. #2025-0303 / 162 Indian Mountain Road / Map 06, Lot 01 / Owner/Applicant: Camp Sloane YMCA Inc 54 

/ Agent: Paul Bryant / Special Permit to Construct Detached Apartment on Single Family Residential Lot 55 

(Section 208) / DOR: 10/20/2025 / Open Hearing, Possible Consideration 56 

 57 

Commissioner Riva read the legal notice to open the public hearing at 5:47PM. LUD Conroy explained 58 

the application involved a parcel owned by Camp Sloane YMCA Inc adjacent to the main campus. The 59 

parcel has a pre-existing single family residence used for staff housing. She said the Applicant has 60 

proposed a second dwelling unit detached from the main residence. LUD Conroy explained the 61 

Commission decided at a preapplication meeting that Camp Sloane should apply for the unit as a 62 

detached accessory apartment, since the Camp Director living in one of the two units would fulfil the 63 

owner occupancy requirement. LUD Conroy added that the property’s septic system was evaluated and 64 

approval was received from the Inland Wetlands & Watercourses Commission (IWWC). 65 

 66 

There were no questions or comments from the Commission or public. 67 

 68 

Motion: To close the public hearing at 5:54PM. 69 

Made by Riva, seconded by Schiffer. 70 

Vote: 4-0-0 in favor. 71 

 72 

Motion: To approve application #2025-0303 / 162 Indian Mountain Road / Map 06, Lot 01 / 73 

Owner/Applicant: Camp Sloane YMCA Inc / Agent: Paul Bryant / Special Permit to Construct Detached 74 

Apartment on Single Family Residential Lot (Section 208) /. 75 

Made by Riva, seconded by Wells. 76 

Vote: 4-0-0 in favor. 77 

 78 

Other Business 79 

 11. Draft Regulation Amendments: For Compliance with Connecticut General Statutes Section 8-3j, 80 

consistent use of terms, eliminating duplicative language, minor reformatting, and removing obsolete 81 

references and regulations.   82 

 83 

LUD Conroy introduced discussion and presented the draft regulation amendments. She explained minor 84 

formatting and verbiage changes are proposed. She noted that significant content changes to the 85 

regulations could be discussed in the future. 86 

 87 

LUD Conroy noted that verbiage was changed under the Outdoor Wood-Burning Furnace section to 88 

reflect current statutory protections and emissions standards. She explained duplicate definitions were 89 

eliminated, and the Commission could discuss which definition is best suitable for each section in the 90 

future. Verbiage that included defunct Zones RR1V and LI2 were removed, hyphenation was 91 

standardized, and date inaccuracies and Zone references were corrected.   92 
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 93 

Motion: To schedule a public hearing for the Draft Regulation Amendments on Monday February 2, 2026 94 

at 5:45PM via Zoom. 95 

Made by Riva, seconded by Wells. 96 

Vote: 4-0-0 in favor. 97 

 98 

LUD Conroy explained that if the Commission was comfortable receiving counsel from Dr. Michael 99 

Klemens for assistance with future regulation amendments, they could make that recommendation to 100 

the Board of Selectmen and Board of Finance, and they could authorize it. She added that alternatively, 101 

the LUO could potentially hire a third-party Planning Consultant to call on for complex applications for 102 

draft Resolutions and guidance. This third-party consultant could also be hired for Commission-initiated 103 

regulation amendments. 104 

 105 

Adjournment 106 

 107 

Motion: To adjourn the meeting at 6:52PM. 108 

Made by Riva, seconded by Schiffer. 109 

Vote: 4-0-0 in favor. 110 

 111 

 112 

 113 

Respectfully Submitted, 114 

Erika Spino 115 

Secretary of Minutes 116 


