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Salisbury Connecticut Planning & Zoning Commission

#2025-0287 / Wake Robin LLC & Ms. Serena Granbery (ARADEV LLC) / 104 & 106 Sharon Road & 53 Wells Hill Road
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ADDITIONAL APPLICATION INFORMATION SUBMITTED 

• Letter from Attorney Mackey regarding conformance with the Zoning Regulations

• SLR Response to Miller Planning Group

• Cavanaugh Tocci Response Letter to Brooks Acoustics Letter

• Cavanaugh Tocci Response Letter to Questions and Comments

• Integrated Landscape Management Plan

• Robinson & Cole Memo

• SLR Response Letter to REMA Public Comment

• Revised Narrative – just updated to reflect minimal modifications (hours of operation, fast casual closure, etc.)

• Comment Response Letter from 8/26 Public Hearing and Additional Commissioner Questions

• Proposed Conditions of Approval

• Updated A2 Survey and Letter from Art Holland & Associates

• Pool will have a locking mechanism year-round per State 
Building Code and any lights left on past sunset will be 
dimmed to a threshold that provides ample safety and 
pathway lighting for security and maintenance

• The lighting design has not been designed for 
amusement or to draw attention. Rather it is the intent 
of the lighting design to provide ambient levels of 
lighting for safe access and walkability on pathways and 
driveways

• The photometric plan has been designed to achieve a 
0.0 foot candle level at all property lines. It should be 
noted that a photometric plan is a very conservative 
approach as it does not consider additional (existing & 
proposed) screening of lighting (i.e. vegetation, 
buildings, fencing. Etc.)

Questions Received 9/4
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RESPONSE TO REMA
Soil and Permeability Testing Was Done
• Multiple infiltration tests were completed and shown on the site plans submitted in April and 

July. The Town’s independent engineers reviewed and approved them

Pollution Removal Exceeds Standards
• CT Stormwater Quality Manual require 90% solids removal and between 40 – 60% for 

nutrients.

• The proposed basins achieve nearly 100% removal of solids, nitrogen, and phosphorus. 
Plants can be added for aesthetics and habitat, but they are not needed for performance

• Each basin drains fully within 48 hours, preventing overflow in back-to-back storms. If 
bedrock is found, it will be removed and replaced with sand to maintain infiltration

Nitrogen Sources Clarified
• REMA claimed most nitrogen comes from the air (atmospheric)

• The CTDOT lists septic systems, fertilizers, lawn debris, and erosion as the main sources.

• It is important to note that this project has no septic system, a detailed integrated landscape 
maintenance plan, and a detailed sedimentation and erosion control plan
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INTEGRATED LANDSCAPE MANAGEMENT PLAN

Sustainable & Nature-Based Approach

• Native, non-invasive plants: resilient, low-maintenance landscapes

• Wildflower meadows & pollinator habitats: biodiversity & reduced mowing

• Preservation of woodlands/wetlands: minimal disturbance, enhanced ecology

• Organic-first turf care: limited lawn areas, soil health focus, clippings recycled

• Minimal chemical use: natural & mechanical pest control; low-toxicity only if needed

• Invasive species management: hand/mechanical removal, ongoing monitoring

• Water & soil stewardship: annual testing; stormwater system protects wetlands

• Professional oversight: licensed contractors, property manager accountability

Goal: A healthy, sustainable, and low-impact landscape that protects the environment while enhancing the property.



ARADEV September 4, 2025 – P&Z Meeting

RESPONSE TO MILLER PLANNING GROUP

Zoning Compliance
• Proposed use remains a single-use inn, not mixed-use
• Meets building coverage, setbacks, and landscaping standards

Operations & Impacts
• Applicant will limit event hours, manage noise below state limits, and use Dark Sky compliant lighting
• Concerns raised in Miller Report viewed as speculative and not unique to this redevelopment

Affordable Housing
• Not applicable to this application; no requirements in zoning
• Alternative use for affordable housing would have far greater impact (up to ~131 units possible under 8-30g)

Traffic & Pedestrian Access
• Traffic study (confirmed by town’s consultant) shows no adverse impacts
• Applicant will improve sight lines and contribute to sidewalk connection to Wells Hill Road

Sewer Capacity
• Redevelopment approved by WPCA, with adequate capacity confirmed

Commercial/Spot Zoning Claims
• Not a commercial center or spot zoning; redevelopment of an existing permitted inn on 13.79 acres

Parking
• Detailed parking analysis ensures adequate supply and valet system is for guest safety, not overflow to public 

roads

Environmental Considerations
• Only 6.1% building coverage (well under 10% allowed)
• Tree removal & grading mitigated with planting, slope stabilization, and erosion controls

Enforcement & Conditions
• Applicant agrees to enforceable conditions: noise monitoring, private security for large events, dimmable lighting, 

and zoning officer oversight
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COMMENT RESPONSE
The applicant hasn’t talked about the impact of swimming pool, open air, 40-50 
guests, open until 8pm at night:

• Cavanaugh Tocci April 29, 2025 report estimated pool activity sound levels 
ranging between 3 and 20 dBA at residential property lines, well below the 
daytime ambient sound level produced by non-Inn sound sources such as 
traffic, wind through foliage, etc. 

Questions and comments regarding the inclusion of 53 Wells Hill Rd and the merger 
not being allowed, expanding a commercial use into what was a residential 
property:

• Industry standard and a common practice in Connecticut for lot mergers to 
occur as a condition of approval, once all zoning entitlements have been 
secured. 

• Both properties are located in the RR-1 zone, where hotel use is expressly 
permitted by special permit under Section 213.5 of the zoning regulations.

• Wake Robin Inn parcel (104–106 Sharon Rd) independently satisfies all of the 
requirements for issuance of a special permit under Section 213.5, and the 
application is not relying upon the frontage, acreage, or water/sewer 
characteristics of the 53 Wells Hill parcel to qualify.

• The inclusion of the 53 Wells Hill parcel is not an impermissible expansion of 
use, but rather a lawful inclusion of an adjoining lot in support of a use (hotel) 
that is permitted in the RR-1 zone by special permit.

Questions and comments that the applicant has not demonstrated that the 
proposed improvements do not violate the terms of the CL&P easement on the 
Wake Robin property :

• Minor revisions to easement language may be necessary to reflect final site 
conditions and grading, the proposed improvements will in no way impair such 
easements and, in most instances, will maintain or enhance their functionality.

• Correspondence from Eversource dated September 19, 2024, wherein Eric 
White stated: “I cannot do anything until I have a copy of the planning and 
zoning approved plans. Do you have an idea of when those will be officially 
signed off by the town?”

• Private agreements are not under the jurisdiction or authority of the P&Z 
commission

What is the height of the post and fixture for the parking lot?

Parking lot lighting will utilize an 8-foot pole with a 2-foot-1-inch fixture mounted 
on top. This results in a total height of 10’-1” from ground to the top of the fixture, 
with the light source itself positioned at approximately 9 feet above grade.
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Chairman Klemens suggested converting the 2,000sf cottage on the Granbery 
parcel to staff housing or enlarging the cottage to turn it into a modest multifamily 
unit for staff housing:

• The proposed special permit is expected to improve the Granbery parcel in multiple 
ways (see Slide 3 of the “08/19/2025 Presentation Slides”) and seeks to utilize this 
parcel in a manner that is expressly allowed by the Zoning Regulations.

• Existing Granbery house is located only 21’ from the property line, which violates the 
Town of Salisbury’s setback requirements, whereas the proposed Cottage 1 would be 
situated 68’ from the property line, providing greater conformity with zoning standards.

While the idea of converting the cottage into staff housing has been raised, the applicant 
does not believe that doing so is necessary.

• Committed to having front-desk staff available 24-hours-a-day.  If there are any 
situations that arise that require staff to act, front desk staff will be able to respond 
swiftly.

• There has been no substantial evidence submitted to indicate that the applicant will do 
anything other than comply with the special permit conditions.

• Speculation from neighbors that violations may happen at some point in the future – 
particularly when the purpose of the application is to permit a long-standing 
nonconforming use for which there are not a plethora of historic complaints – is not 
evidence. 

• The Zoning Regulations do not mandate that such staff be housed on site. There would 
be no reason to turn part of the parcel into staff housing, particularly when this idea was 
previously raised and heavily criticized by some members of the Commission

COMMENT RESPONSE & A2 SURVEY

Section 301.1: Calculation of Lot Area: The 
calculation minimum lot area in all zones shall not 
include the area of a water, sewer, power or similar 
utility easement of an easement of access or private 
right of way for access."
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LEGAL MEMOS & PROPOSED CONDITIONS OF APPROVAL
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Benefits to the town

THANK YOU


	Slide 1
	Slide 2
	Slide 3
	Slide 4
	Slide 5
	Slide 6
	Slide 7
	Slide 8
	Slide 9: Benefits to the town

