
 

SALISBURY PLANNING AND ZONING COMMISSION 
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Tuesday September 9th 2025 6:00PM 

Remote Meeting by Live Internet Video Stream and Telephone 

Members Present:             Members Absent:     1 

Dr. Michael Klemens (Chair)            Beth Wells (Alternate Member) 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 

               Attorney Charles Andres 8 

                                                               9 

Brief Items and Announcements 10 

1. Call to Order / Establish Quorum 11 

Chair Klemens called the Special Meeting to order at 6:00PM. A quorum was established with five 12 

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

Riva). Alternate Member Dr. Danella Schiffer was also present. 14 

 15 

Motion: To approve the agenda. 16 

Made by Cockerline, seconded by Riva. 17 

Vote: 5-0-0 in favor. 18 

 19 

2. Minutes of August 4, 2025 - pending 20 

3. Minutes of August 5, 2025 - pending 21 

4. Minutes of August 12, 2025 - pending 22 

5. Minutes of August 14, 2025 - pending 23 

6. Minutes of August 18, 2025 - pending 24 

7. Minutes of August 19, 2025 - pending 25 

8. Minutes of August 26, 2025 - pending 26 

9. Minutes of September 2, 2025 - pending 27 

10. Minutes of September 4, 2025 - pending 28 

 29 

Public Hearing - 6:30PM 30 

11. #2025-0287 / Wake Robin LLC & Ms. Serena Granbery (ARADEV LLC) / 104 & 106 Sharon Road & 53 31 

Wells Hill Road / Special Permit for Hotel, Redevelopment of the Wake Robin Inn (Section 213.5) / Map 32 

47/ Lot 2 & 2-1 / DOR: 05/05/2025 / Continue Hearing, Close By 09/09/2025 33 

 34 

The Public Hearing continued at 6:02PM. Chair Klemens introduced himself, Commission Members, and 35 

Land Use Office (LUO) Staff. He explained several same-day reports were received from the Crugers’ 36 

consultants. Commissioner Riva expressed that he felt this late submission of extensive documents was 37 

unprofessional. In response to a question posed in a letter from a member of the public, Chair Klemens 38 

reminded the public that LUD Conroy was an assistant to the Commission and unable to take action on 39 

the application. He added that the Commission was duty bound to receive and act on applications, 40 

clarifying that the Commission does not have the ability or right to decide which applications will be 41 

heard or not heard. 42 

 43 

LUTS Todaro and LUD Conroy listed the documents added to the record since the last public hearing. 44 

 45 

William Cruger joined the meeting to provide a summation. Mr. Cruger emphasized that he and his team 46 
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did not intend to disrespect the Commission with the late submission of documents. Mr. Cruger stated 47 

the proposed redevelopment was too large for the property and surrounding residential neighborhood 48 

and does not belong in an RR1 Zone. He believed the application was an impermissible expansion of a 49 

pre-existing, non-conforming use that would result in a negative impact on the usefulness, enjoyment 50 

and value of surrounding properties. He believed the current application was equally as intense as the 51 

previously withdrawn application. Mr. Cruger believed the application did not meet the requirements in 52 

the Zoning Regulations. Mr. Cruger explained his expert consultants acknowledged the negative impact 53 

of the proposed expansion and submitted reports summarizing their findings and rebuttals. He said the 54 

experts utilized data provided by the Applicant and did not speculate. He stated that acoustical 55 

consultants for the Applicant and Commission established an existing noise baseline for comparison. He 56 

believed there would be significant increase in audible noise as a result of outdoor tented events. Mr. 57 

Cruger believed nuisance noise being set aside because it is a subjective term was not a true application 58 

of the law. He agreed nuisance noise could be considered subjective but believed his experts validated 59 

and common sense supported that the increased noise level from the redevelopment would be a 60 

nuisance. Mr. Cruger stated that the number of proposed events is significantly greater than the 61 

property’s current use. He also noted that local realtor Elyse Harney believed property values would 62 

inevitably be adversely impacted. Mr. Cruger said the data provided also confirms there would be 63 

increased noise and traffic. Mr. Cruger emphasized that he believes the application to be an illegal 64 

expansion of a non-conforming use.  65 

 66 

LUD Conroy reviewed additional documents submitted for the application record. 67 

 68 

Greg Tocci of Cavanaugh Tocci Associates provided rebuttal statements to the letters submitted by the 69 

Crugers’ expert Bennett Brooks. Mr. Tocci believed “sound pressure levels” was the appropriate metric 70 

to use for the event space. Mr. Tocci disagreed with Mr. Brooks’ suggestion of using a minus five 71 

modifier to the L90 instead of the plus five modifier used in the application. Mr. Tocci explained that L90 72 

plus five is a widely used standard with proven success. Mr. Tocci explained that construction noise 73 

could be addressed by a Construction Noise Control Plan, but more specific construction details will be 74 

needed before that plan can be made. He also commented that adverse human behavior was an unusual 75 

concern for an Acoustical Study. 76 

 77 

Attorney Mackey said the application represented a well-documented effort to bring the Wake Robin Inn 78 

into conformity with Town Zoning Regulations. He believed the application was a benefit to the 79 

community, and the Applicant provided comprehensive experts with evidence demonstrating 80 

compliance with the Zoning Regulations. He believed the Applicant met all requirements to meet their 81 

burden of proof for issuance of a Special Permit. He believed the redevelopment would enhance 82 

property values, rather than diminish them. He believed revitalization of the Wake Robin Inn could be a 83 

unique opportunity to transform a legal, non-conforming use into an improved, regulated, community 84 

asset. Attorney Mackey stated the Commission does not have grounds to deny the application based on 85 

spot zoning. He explained a zone change must take place for something to be considered spot zoning. 86 

Attorney Mackey said sound levels would remain within acceptable regulatory thresholds and in most 87 

instances not exceed present typical ambient levels. Attorney Mackey believed the Applicant 88 

demonstrated good faith responsiveness to concerns and has made an effort to integrate the project 89 

into the surrounding community. He believed the application allowed the Commission to exercise 90 

oversight and establish enforceable conditions that bring the property into conformity with Zoning 91 

Regulations. Improvements such as traffic control, noise mitigation, architectural upgrades and 92 
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enhanced landscaping would preserve the quiet enjoyment of the neighborhood. 93 

 94 

Steven Cohen of ARADEV LLC thanked the Commission and the public. 95 

 96 

Vice Chair Shyer stated she left the August 26, 2025 meeting early but she has reviewed the recorded 97 

portion she missed. She had attended all public hearings and believed she could render a judgement on 98 

the Application impartially. All other Commission Members stated they attended all of the public 99 

hearings and believed they could also render a judgement on the Application impartially without 100 

prejudice or bias. 101 

 102 

LUD Conroy reviewed additional letters from the public submitted for the application record. 103 

 104 

Chair Klemens provided a closing statement. He explained deliberation between Commission Members 105 

would commence and reminded the public that ex-parte communication was not allowed. A motion was 106 

made to close the public hearing at 7:06pm.  107 

 108 

Motion: To close the public hearing. 109 

Made by Riva, seconded by Whalen. 110 

Vote: 5-0-0 in favor. 111 

 112 

Adjournment 113 

 114 

Motion: To adjourn the Meeting at 7:08PM. 115 

Made by Riva, seconded by Cockerline. 116 

Vote: 5-0-0 in favor. 117 

 118 

 119 

 120 

Respectfully Submitted, 121 

Erika Spino 122 

Secretary of Minutes 123 


