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Outlook

Proposed Wake Robin Expansion - Sewer Engineer's Review

From johntmoller@aol.com <johntmoller@aol.com>
Date Tue 11/19/2024 10:04 AM
To Land Use <landuse@salisburyct.us>

Planning and Zoning Commission,

 

I am writing to elaborate on the issues that need to be addressed regarding the
Town sewer system’s capacity to handle the proposed expansion of the Wake
Robin Inn.

 

Aradev has written (in two 10/10/24 documents prepared by SLR and Mackey)
that “the project was reviewed and the WPCA Board saw no problems.”

 

However, the WPCA Board Chair wrote something very different in a 9/24/24
email to me: that they “have strong reservations about the size of the proposed
expansion and the plant’s capacity to handle it,” that they “will be dealing with this
with the assistance of our engineer consulting firm,” and that “the Wake Robin
expansion and the need for increased affordable housing units in town present a
serious challenge to the sewer system in town.”

 

This apparent range of opinions at the WPCA reinforces the need for a consulting
engineer’s review.

 

I’d like to suggest some details that the consulting engineers should consider as
they evaluate the Town’s projected available sewer system capacity:

·      additional sewage that would be produced by the proposed Inn expansion, in
order to confirm Aradev’s estimates, and

·      additional sewage that would be produced by affordable housing  and other
committed developments.



 

The consulting engineers should be sent the 2014 assessment of the Town sewer
system by Loureiro Engineering Associates, referred to in the 9/3/24 draft Plan of
Conservation and Development, which identified excess water getting into the
sewer as the cause of major reductions in our sewer system’s available capacity. 
The new assessment should include a review of work done since 2014 to address
the excess water issue and the resulting impact on available sewer capacity. 
According to the 2024 POCD draft, excess water is still a major problem.  So, the
review should also include a description of the remaining work to be done and an
estimate of its future impact on available sewer capacity.

 

Additional sewage from the proposed Inn expansion should also be reviewed to
confirm Aradev’s estimates, and to confirm that all sources of sewage from the
proposed Inn expansion are addressed.  Keep in mind what was discussed at the
7/16/24 WPCA board meeting: that the Inn’s business has been in decline since
2014, and is now practically non-existent.  So it’s important that the calculation of
the additional sewage to the Town sewer from the proposed Inn expansion will
include that of the entire facility, not just the additional units.

 

The engineering review should also cover projected sewer use by future
affordable housing that is so important, as well as any other developments the
Town has committed to.  As Abeth Slotnick of the Affordable Housing Commission
noted at the 11/21/23 WPCA board meeting, affordable housing will likely have
higher sewer usage rates than the Town average because they are likely to be
occupied by full-time residents rather than weekenders. 

 

I hope that these details will be considered while making your decision on the
proposed Inn expansion. 

 

Respectfully submitted,

John Moller

34 Wells Hill Road

johntmoller@aol.com



Outlook

Fwd: Wake Robin Inn Development Proposal

From May Castleberry <maycastleberry@gmail.com>
Date Sat 11/23/2024 11:54 AM
To Curtis Rand <crand@salisburyct.us>; Chris Williams <cwilliams@salisburyct.us>; Katherine Kiefer

<kkiefer@salisburyct.us>; Land Use <landuse@salisburyct.us>
Cc tmurphy@dmrslaw.com <tmurphy@dmrslaw.com>

1 attachment (3 MB)
Ltr to PZC Salisbury 11-8-24.pdf;

Dear Mr. Rand, Mr. William, Ms. Kiefer, and members of the Planning and Zoning
Commission 

I read the letter that counsel for the Crugers sent to the Planning and Zoning commission
that describes an unfathomably flawed Planning and Zoning process, along with Thomas
Murphy’s letter, below.  

Like everyone I know who live beyond the immediate Wake Robin neighborhood,  I had
not been aware of the proposal until I attended the October P&Z meeting.  During this
meeting,  I was mystified  by the Commission’s encouragement of the developers in the
face of so many concerns of far reaching implications for the entire town, going well
beyond the understandable concerns of the  immediate Wake Robin neighborhood .   Still,
I had assumed that due diligence had been done to notify and protect Salisbury citizens
from a potentially damaging plan. 
 
Now, with a chronology and more information at hand,  I'm astonished to learn that the
P&Z Commission had been working with the Developers before May of 2024 to launch a
misbegotten Development proposal by amending the Town’s existing regulations, with
improper notice and in apparent violation of Connecticut law. 

I don’t profess to know how to put toothpaste back in a tube, let alone work with Salisbury
town regulations, but I very much hope you will enforce the laws and regulations that
should have prevented this from happening. 

My husband and I bought a house in Lakeville three years ago (after renting a house on
the lake, opposite of the Wake Robin Inn, for three years when our son attended
Hotchkiss).    We, and many we know here, represent a facet of a Town “economy”  that
some leaders of the town seem to be ignoring as they rush to over develop a quiet
residential area and make a busy intersection increasingly impassable.   When we bought



here, we made a particular effort to buy into a Town that we knew  typically, and
impressively,  protects  its remarkable  physical, historical, and environmental assets. 

Thank you,  

 May Castleberry 
17 Red Bird Lane
Lakeville, Ct 06039 

THOMAS N. MURPHY, JR.
277 Under Mountain Road
Salisbury, CT 06068
tmurphy@dmrslaw.com (561) 391-1900
November 15, 2024
Curtis G. Rand, crand@salisburyct.us
Christian Williams, williams@salisburyct.us
Katherine Kiefer, kkiefer@salisburyct.us
RE: Proposed Expansion of Wake Robin Inn
Dear Mr. Rand, Mr. Williams and Ms. Kiefer:
I am enclosing a copy of a letter that counsel for Mr. and Mrs. William Cruger sent to the
chairman
of the Salisbury Planning and Zoning Commission.
Aradev's application for a building permit took me and every one of my Salisbury friends
and
acquaintances completely by surprise. Apparently, the developer has been dealing with
Salisbury's
planning department for months prior to the meeting that I attended in October. When
one reads
the contents of the enclosed letter, it begs the question: how did this process even get off
the
ground?
inspend of the he wine ofic advising the develope, tha one mislica, is ad, went ahead bis
thi
proper notice and passed an illegal amendment to the RR-1 zoning in May, 2024, to allow
the
application to proceed.
The irregularity of this matter is astonishing in its scope and the embrace of this
developer's plans
by the regulatory entity charged with the responsibility of protecting our residents from
the
expansion of non-conforming uses is utterly inexplicable.
I and many other residents support Mr. and Mrs. Cruger, who live next to the Wake Robin,
in
opposing this development.
As misers toy leaders saig sapiestizi rein serious bre ause lastag



of Connecticut. Sincerely,
TNM:hg
cc: Lee DeBoer; Sophia DeBoer; David Jones; Dr. John Isler; Lee Potter; George Mason; Pam
Wilson; Nina Goodall; Brian Goodall; Ed Herrington



























































Outlook

Wake Robin- IWWC & PZC Commissions

From Lori Shepard <lshepart@aol.com>
Date Mon 11/25/2024 4:01 PM
To Land Use <landuse@salisburyct.us>

 To: The Land Use Office
 Re: Wake Robin Redevelopment project- Questions for you and Commissioners

General question:
Before any PZC approval is considered for this project, please ask how much time construction will
require.  If this redevelopment and expansion project is approved, when would Aradev expect to open
on site for business?  Specifics for each phase should be determined as realistically as possible and
spelled out in a public document: we have never seen any timetable that I am aware of.  I could
certainly be wrong.

Re:  Engineering Report
Has Mr. Grimaldi been on the site as part of the review for this project? The Nov. 19 letter indicates
only that he has reviewed the engineering drawings
(Revised Nov. 6) and the drainage report prepared by SLR.,(revised Nov. 6). 

Why is it the applicant engineer who is being asked to provide an erosion and sediment control
measures bond estimate ???? 
On the original application for this project, Aradev, Wake Robin and Granbery submitted their “
Estimated Site Improvement Costs” as $750,000. This is far from realistic and suggests that any bond
estimate they might propose is far too low and unacceptable.

Further, has Aquarion approved the application in writing?

Has the WPCA Commission given unanimous written approval ?

I note that the latter two points are not ones that the applicant has responded to in their November
21 Comment Response Letter.

Surely, you will be following up on these points.
Thank you!

Regards,
LORI
Lori Shepard 

Sent from my iPhone



Outlook

Concerns about the Wake Robin Hotel plans

From Theodore O'Neill 
Date Wed 11/27/2024 1:42 PM
To Land Use

1 attachment (15 KB)
Wake Robin.docx;

I have attached a letter with my concerns about the expansion plans for the Wake Robin.  Some of 
these concerns have been stated by others.

Thank you.

--

Theodore R. O'Neill, 
79 Belgo Road
Lakeville, CT 06039
(o) 860-435-0150
(c) 831-673-1199



26 November 2024 

Dear Salisbury Planning and Zoning: 

Where is the leadership in Salisbury when projects that appear to be based on undisclosed 
economics are allowed to sail through the planning and zoning?  For those wondering why 
there are “save Lakeville” lawn signs sprouting like weeds, imagine the weekly traffic and 
noise from a Lime Rock track level event held on the grounds of the Wake Robin Inn behind 
St. Mary’s church.  It isn’t a fair comparison because traffic comes and goes during the 
whole day at Lime Rock but imagine 500 wedding celebrants and 100 servers converging all 
at once on a 13-acre site in the middle of a residential neighborhood and you get a good 
idea of what the impact will be.   The backers of the plan have proposed building a10,000 ft 
sq. event space which is sufficient for 500 guests, a dance area, band and bar.  Given the 
current cost of construction, the only way to convince investors to pay for this is to 
guarantee you are going to fill the venue and fill it repeatedly.  In fact, the cost of this 
project, not disclosed but I believe it will be substantial, and the 100 employees it projects 
it will need makes no financial sense unless the backers already have the employees to run 
it and the celebrants to fill it.  Any rational investor would look at this project and ask how it 
would compete with The Interlaken and The White Hart?  They would ask where the 100 
employees are going to come from.  The only answer to this from an investor’s perspective 
is that the developer already has a hook into large celebrant groups and captive 
employees.  Someone in leadership in this town needs to investigate what’s really going on 
with the Wake Robin project.  They need to recognize it makes no financial sense, is far too 
large to fit into our sewer system and avoid huge negative impacts to the residential 
neighborhood with traffic, noise and light.    

Theodore Rudd O’Neill 

79 Belgo Rd. 

Lakeville, CT 06039 



Outlook

Proposed Wake Robin Expansion - Event Barn Size Concern

From johntmoller@aol.com <johntmoller@aol.com>
Date Fri 11/29/2024 11:13 PM
To Land Use <landuse@salisburyct.us>

November 29, 2024

To: landuse@salisburyct.us

Planning and Zoning Commission,

 

It has been noted by several members of the Lakeville community that the
proposed event space is much larger than needed for the 125-person occupancy
“cap” that Aradev has committed to.  Aradev has said it’s what they need for the
project to be economically viable – but they do not need a 2,815 sq. ft. space for
125 people.

 

Building occupancy factors are regulated by the National Fire Protection
Association and by the Connecticut Fire Safety Code.  Both codes require the
same maximum occupant factors for assembly spaces: 5 sq. ft. per person for
standing space, 7 sq. ft. per person for concentrated (chairs only – not fixed), and
15 sq. ft. per person for unconcentrated (tables and chairs – not fixed).

 

Following those codes, the proposed 2,815 sq. ft. event space could serve 563
people standing, 402 people seated, or 188 people seated at tables.  These are
all way more than the proposed “cap” of 125 people.  Once a larger than
necessary space is built, won’t it be easy for Aradev to claim higher occupancy as
of right?  Aradev has been quite responsive to many of our concerns: why have
they not responded to concerns about the size of the event space and the barn in
which it would be located?

 

Aradev should answer these questions:

 



1.     Why is the proposed 2,815 sq. ft. event space so much larger than needed?

 

2.     Why is the event barn building (about 8,000 sq. ft.) so much larger than the
event space?  Does Aradev plan to expand the event space in the future?

 

3.     Why is the event barn building needed at all given the 2,800 sq. ft. banquet
hall / bar / restaurant space that already exists in the Inn building?

 

The proposed event space is larger than necessary for the stated use, and the
event barn seems larger than necessary for the event space – and certainly not
worth the number of trees that would have to be removed as shown in the Bartlett
Tree Preservation Report.

 

Respectfully submitted,

John Moller

34 Wells Hill Road


	GrimesLetter11222024.pdf
	Miller Final Report complete 111-15-24 PM.pdf
	Cover 11-22-24.pdf
	Planning Analysis
	104-106 Sharon Road and 53 Wells Hill Road, Salisbury, CT
	Submitted To Salisbury Planning and Zoning Commission
	November 22, 2024,


	Final Draft Full Packet 11-21-24.pdf
	Revised Draft 11-21-24 .pdf
	1. Purpose
	2. Neighborhood Environment
	3. Zoning
	4. Plan of Conservation and Development
	5. Site Characteristics
	6. Proposed Development
	7. Findings
	7.1  Comparison of Existing Conditions and Proposed Development
	7.2 Mixed Use Development not Permitted by Zoning
	7.3 Impact of Individual Uses
	7.4 Affordable Housing
	7.5 Traffic Impact
	7.6 Pedestrian Transportation
	7.7 Sanitary Sewer
	7.8 Commercial Sprawl
	7.9 Parking
	7.10 Environmental Factors

	8. Conclusion


	Signature page 11-22-24.pdf
	Final Draft Full Packet 11-21-24
	Revised Draft 11-21-24 .pdf
	Appendix A – Map of Villages

	Villages.pdf
	Revised Draft 11-21-24 
	Appendix B


	Final Draft Full Packet 11-21-24
	Revised Draft 11-21-24 
	Appendix C - Proposed  Wake Robin Inn Redevelopment – Sewer Gallons per Day Calculation, September 27, 2024

	SKM_458e24112016220.pdf
	Revised Draft 11-21-24 
	Appendix D –Statement of Qualifications

	Qualifications.pdf






