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SALISBURY PLANNING AND ZONING COMMISSION

SPECIAL MEETING MINUTES
Thursday October 16 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
Martin Whalen (Secretary) Specialist)

Bob Riva (Regular Member) Attorney Charles Andres (Legal Counsel)

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 four
regular members present (Dr. Michael Klemens, 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.

2. Approval of Agenda

Motion: To approve the Agenda.
Made by Riva, seconded by Whalen.
Vote: 4-0-0 in favor.

3. Minutes of September 4, 2025 - pending
4. Minutes of September 9, 2025 - pending
5. Minutes of October 6, 2025 - pending
6. Minutes of October 7, 2025 - pending
7. Minutes of October 9, 2025 - pending

Pending Business

8. #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, LUO (Land Use Office) Staff, and announced the continuation
of deliberation.

Vice Chair Shyer joined the meeting at 7:02PM, and was seated as a voting member.

Chair Klemens explained the meeting would proceed with discussions of traffic, the definition of “undue
concentration,” the Granbery parcel and the cottages. Chair Klemens, LUD Conroy and Attorney Andres
have been developing two draft versions of a Resolution of approval. Chair Klemens clarified that a
denial would be, not approving either Resolution. He added that the Commission would receive both
drafts to review once completed.

Scott Hesketh of FA Hesketh & Associates joined the meeting to explain his traffic report in further detail
and answer questions from the Commission. Mr. Hesketh said Connecticut Department of
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Transportation (DOT) performed traffic reports on a three-year cycle, with data presented in tabular
form with hourly volumes. He noted current peak hours were measured at four-hundred cars in the
morning and four-hundred eighteen in the afternoon. The average annual daily traffic volume had
decreased since 2006-2009. Mr. Hesketh explained the level of service could be calculated for particular
roadway segments or intersections.

Chair Klemens noted that the Commission was allowed to receive additional interpretation of
documents in the record from the Town’s technical experts during deliberations. He was surprised by
the traffic volume statistics from Sharon Road.

Vice Chair Shyer believed the Traffic Report provided conservative data as the current Inn facility did not
have comparable activity with the proposed redevelopment. Secretary Whalen believed the report
showed that traffic entering and exiting the facility would not overwhelm traffic on Sharon Road.
Commissioner Cockerline agreed with Secretary Whalen. Chair Klemens believed the statistics presented
a significant increase in traffic. Mr. Hesketh believed the roadway possessed sufficient capacity to
accommodate the anticipated traffic volume increase. Mr. Hesketh said nearby intersections are
functioning at forty-six percent capacity which provided ample opportunity for ingress and egress of
vehicles. Chair Klemens asked Mr. Hesketh if he believed the traffic volume increase was minor or
significant. Mr. Hesketh replied the increase was minor.

Chair Klemens introduced Attorney Charles Andres to discuss the concept of “undue concentration.”
Attorney Andres explained he investigated case law for denial of applications and was unable to find
examples with similar criteria to “undue concentration” used as a basis to deny a Special Permit. He
explained “undue concentration” should be interpreted by dictionary definition due to insufficient
specifications provided in the Regulations.

Chair Klemens suggested that the Commission consider elimination of cottages 1, 2 and 3 as part of the
Special Permit process, reducing the number of units from fifty-seven to fifty-four. Chair Klemens asked
the Commission if they felt there should be a Resolution that required the Applicant to return with an
amended Site Plan after removal of the three cottages as a condition. Resolution Option One was for
approval with conditions, but did not include a condition for removal of cottages. Commissioner
Cockerline supported Option Two (which at this time included removal of the three cottages closest to
Wells Hill Road). He believed that removal of cottages was an additional safeguard for the adjoined
neighborhood. Secretary Whalen wished to review both draft Resolution options. Commissioner Riva
supported option two.

Commissioner Cockerline expressed he would not support Option two with condition that both parcels
be merged. Attorney Andres noted that if the lots were not merged, an easement would be required for
the emergency access onto Wells Hill Road. The Commission considered the complications involved
regarding the removal of the cottages, the construction phasing, and the merger of the two lots.
Secretary Whalen suggested the removal of only cottage 3 as a compromise. Commissioners Cockerline
and Riva agreed.

Vice Chair Shyer expressed strong concern about a residential property being merged with and utilized
for a commercial development. She believed it set a precedent for more residential properties to be
merged. Commissioner Cockerline asked if an additional buffer or setback could be incorporated when
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bringing the commercial and residential property into compliance within the RR1 Zone. Attorney Andres
said yes, this could be addressed through text changes within Zoning Regulations. Vice Chair Shyer
reiterated that her concerns about the development included intensity and impact of the restaurant,
hosted events, and traffic. Chair Klemens commented that his suggestion to remove three cottages was
a de minimis reduction in capacity. His intention was to eliminate a dispersed campus and keep the
redevelopment compact on the property. Commissioner Cockerline believed if the Commission wished
to condition approval on the elimination of a proposed cottage, the approval should not be conditioned
on the lots being merged. He believed that if the number of cottages was being restricted, the Applicant
should retain some freedom to do what they wish with the Granbery parcel. Chair Klemens agreed.

LUD Conroy summarized that Option 1 was approving the building layout as proposed. Other options
would be to eliminate the three cottages closest to Wells Hill Road, eliminate just cottage 3, or eliminate
the cottages on the Granbery parcel and don’t require the merger of the lots. Attorney Andres
confirmed that Option Two could include removal of the Granbery parcel which would mean approval of
the application would only include the existing hotel property. LUD Conroy asked the Commission if they
supported drafting an option that eliminates at least one cottage from the application, all
Commissioners agreed.

Chair Klemens reviewed the conditions proposed for all draft Options. LUD Conroy said the draft
resolution options would be completed for the Commissioners to review.

Adjournment

Motion: To adjourn the meeting at 9:30PM.

Made by Shyer, seconded by Cockerline.
Vote: 5-0-0 in favor.

Respectfully Submitted,
Erika Spino

Secretary of Minutes



