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SALISBURY PLANNING AND ZONING COMMISSION

SPECIAL MEETING MINUTES
Tuesday October 7 2025 7:00PM
Remote Meeting by Live Internet Video Stream and Telephone

Members Present: Staff Present:

Dr. Michael Klemens (Chair) Abby Conroy (Land Use Director)

Cathy Shyer (Vice Chair) Miles Todaro (Land Use Technical Specialist)
Martin Whalen (Secretary) Attorney Charles Andres (Legal Counsel)

Bob Riva (Regular Member)
Allen Cockerline (Regular Member)

Brief Items and Announcements

1. Call to Order / Establish Quorum

Chair Klemens called the Special Meeting to order at 7:00PM. A quorum was established with five
regular members present (Dr. Michael Klemens, Cathy Shyer, Martin Whalen, Allen Cockerline, Bob
Riva). Alternate Members Dr. Danella Schiffer and Beth Wells were not seated to vote, but were invited
to observe from the audience.

Motion: To approve the agenda.
Made by Riva, seconded by Whalen.
Vote: 5-0-0 in favor.

2. Minutes of September 4, 2025 - pending
3. Minutes of September 9, 2025 - pending
4. Minutes of October 6, 2025 - pending

Pending Business

5. #2025-0287 / Wake Robin LLC & Ms. Serena Granbery (ARADEV LLC) / 104 & 106 Sharon Road & 53
Wells Hill Road / Special Permit for Hotel, Redevelopment of the Wake Robin Inn (Section 213.5) / Map
47/ Lot 2 & 2-1 / DOR: 05/05/2025 / OH: 08/05/2025 / CH: 09/09/2025 / Deliberation, Decision By
11/13/2025

Chair Klemens introduced the Commission members present and the LUO (Land Use Office) Staff.

Chair Klemens expressed his opinion that property values in Town have been rising significantly for
years. He did not believe the proposed redevelopment would negatively impact neighboring property
values. Regarding engineering, he believed the professional opinions provided by SLR Consulting and the
Town’s Consulting Engineer were backed by more credible qualifications than those provided by George
Logan. However, Chair Klemens also recommended further investigation of the merits of the stormwater
detention basin changes proposed by George Logan. Chair Klemens believed from an ecological
perspective, the habitat of the property is that of a heavily manicured and anthropogenically altered
landscape. He acknowledged there may be some ecological values to the property, but he believed the
applicant has gone above and beyond in terms of consideration of these resources. Chair Klemens
believed the proposed lighting plan was balanced, and recommended low-level low-spillage outdoor
lighting instead of motion detection lights. He added that the strong emotions regarding the
redevelopment would likely result in any noise from the property being deemed a nuisance by those
opposed to the project. He believed Acoustic Consultant Herb Singleton provided a sensible series of
conditions to mitigate noise concerns. Chair Klemens also questioned whether the redevelopment was
compatible with the surrounding residential neighborhood, and asked how much discretion the
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SALISBURY PLANNING AND ZONING COMMISSION
SPECIAL MEETING MINUTES
Tuesday October 7 2025 7:00PM
Remote Meeting by Live Internet Video Stream and Telephone
Commission could exercise to remove elements of the application deemed excessive.

Vice Chair Shyer asked for Attorney Andres’ guidance on the role of local knowledge in the Commission’s
decision-making. She also expressed concern about potential precedent set by approving the annexation
of a residential property into an existing hotel. She believed the proposal was not consistent with the
Town’s Plan of Conservation and Development (POCD).

Attorney Andres said the Commission could use their discretion and familiarity with the community to
consider an application, site plan or special permit. He also stated that Commission decisions should be
supported by substantial evidence. Regarding Vice Chair Shyer’s question of “annexation,” Attorney
Andres answered that he does not see any part of the Zoning Regulations that would prevent the
accumulation of property.

Secretary Whalen supported concerns expressed by Chair Klemens and Vice Chair Shyer regarding
annexation of the Granbery parcel, traffic and size of the redevelopment compared to the surrounding
neighborhood.

Commissioner Cockerline complimented the proposed stormwater management plan and believed it
was a positive impact for handling runoff on the property. He believed traffic in Town would increase
regardless of the redevelopment. He believed the redevelopment was a valid plan for a functionally
obsolete property. Commissioner Cockerline expressed additional concern with annexation of the
Granbery parcel and believed commercial intensity should not extend into residential neighborhoods. He
expressed concern with potential for nuisance noise exceeding pre-existing conditions. Commissioner
Cockerline asked if elimination of cottages on the Granbery parcel could be a condition of approval.
Attorney Andres replied that a condition could be imposed to help a property conform to the
Regulations with justification.

Commissioner Riva believed the Applicant provided a sufficient plan with low dBA noise levels. He
thought decreased value to nearby properties was not a concern and enforcement for serious concerns
could be handled by State Police. He suggested alternate types of lighting proposed instead of motion
detectors, and did not believe Town sewer capacity was a concern. Commissioner Riva shared concerns
regarding annexation of the Granbery parcel.

Chair Klemens was comfortable with the proposed relocation plan for rare plants on the property. Vice
Chair Shyer expressed concern with the number of trees proposed for removal. The Commission
reviewed the tree removal plan and Granbery Parcel Site Plan. Chair Klemens suggested disallowing the
cottages and utilizing the Granbery Parcel as a non-buildable buffer area. Vice Chair Shyer expressed
concern that the emergency-only driveway access onto Wells Hill Road could be adapted for a new
purpose in the future. Commissioner Cockerline believed the Applicant should retain their ability to
construct cottages on their own parcel. LUD Conroy asked the Commission if they felt the cottages were
compliant with section 803 of the Zoning Regulations.

Vice Chair Shyer believed the redevelopment would create a substantial impact on local traffic. Chair
Klemens believed the applicant should not be held to a higher standard than other applications where
traffic was not heavily considered.
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The Commission reviewed section 803 of the Zoning Regulations. Commissioner Cockerline questioned
the meaning of “unreasonably adversely affect the enjoyment, usefulness and value...” in section 803.3.
Chair Klemens noted that four Commission members agreed that property values would not be
unreasonably adversely affected, with Vice Chair Shyer disagreeing.

Chair Klemens questioned if the proposed cottages “related harmoniously to the terrain” and were
sufficient distance from abutting properties. Vice Chair Shyer suggested further discussion regarding
concerns with the cottages that relate to section 803.3. Commissioner Cockerline believed the potential
for nuisance as a result of the cottages was speculative. Chair Klemens questioned whether the
redevelopment was harmonious with the existing Wake Robin Inn.

Chair Klemens stated that deliberations would continue regarding the areas of potential concern
identified at this meeting, and evaluating the application against the standards in section 803.

Adjournment
Motion: To adjourn the meeting at 9:14PM.

Made by Riva, seconded by Whalen.
Vote: 5-0-0 in favor.

Respectfully Submitted,
Erika Spino

Secretary of Minutes



