
All public business will be conducted by 11:00 p.m. unless waived by a vote of the Commission.   

Any party needing an accommodation contact the Planning & Development Department at (860) 871-3601. 

The Town of Tolland is an Affirmative Action/Equal Opportunity Employer. 

Agenda 

Tolland Planning & Zoning Commission 
21 Tolland Green, Tolland, Connecticut 

Monday, April 25, 2022 at 7:00 p.m., 6th floor – Council Chambers 

 
 

1. Call to Order 

2. Pledge of Allegiance 

3. Seating of Alternate(s) 

4. Additions to Agenda 

5. Public Comment - Any person wishing to ask a question, make a comment or put forward a 

suggestion for any item or matter other than a public hearing item. 

6. Public Hearing(s) 

6.1. PZC #22-3 – 10 Fieldstone Commons – Special Permit and Site Plan per section 10-3.B to 

allow for a multi-family development at 10 Fieldstone Commons. Zone: Gateway Design 

District (GDD). Applicant: Fieldstone Ridge, LLC. 

7. Old Business  

8. New Business 

9. Reports 

9.1. Town Council Liaison 

9.2. Economic Development Liaison 

9.3. Capitol Region Council of Governments 

9.4. Zoning Enforcement Report 

9.5. Planning Update 

10. Other Business 

11. Correspondence 

12. Public Participation 

13. Approval of Minutes – April 11, 2022 Regular Meeting  

14. Adjournment 

 

To join the Zoom meeting, either click: 

https://us06web.zoom.us/j/4325402030?pwd=NG43ZHcyOXBQOGJldzZVTmQxNmhZZz09 

Or call: 1-646-876-9923 and input: 

Meeting ID: 432 540 2030 

Passcode: 444555  

 

 

 

 

https://us06web.zoom.us/j/4325402030?pwd=NG43ZHcyOXBQOGJldzZVTmQxNmhZZz09


 

 

 

 

 

 

Legal Notice  

Public Hearing 

 

Tolland Planning & Zoning Commission 

 

The Tolland Planning & Zoning Commission will hold a Public Hearing on Monday, April 

25, 2022, commencing at 7:00 p.m., to hear and discuss the following:    

 

PZC #22-3 – 10 Fieldstone Commons – Special Permit and Site Plan per section 10-3.B to 

allow for a multi-family development at 10 Fieldstone Commons. Zone: Gateway Design 

District (GDD). Applicant: Fieldstone Ridge, LLC. 

 

Copies of these applications are available on file and available for review in the Planning and 

Building Department at 21 Tolland Green. 

 

To be advertised twice in the Journal Inquirer: Monday, April 11, 2022 and 

       Thursday, April 21, 2022 
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MEMO 

  

TO: Planning and Zoning Commission 

FROM:         David Corcoran, AICP, Director of Planning & Development 

DATE:          April 21, 2022 

RE: 
PZC # 22-3 10 Fieldstone Commons – Special Permit and Site Plan per section 10-3.B 
to allow for a multi-family development at 10 Fieldstone Commons. Zone: Gateway 
Design District (GDD). Applicant: Fieldstone Ridge, LLC. 
 

 
The applicant is proposing to construct 240 multi-family residential apartment units within 21 townhouse-
style buildings on 51 acres in the Gateway Design District.   
 
General Concepts/Design Guidelines 
The proposed application appears to meet the requirements of Section 10-2 of the Tolland Zoning 
Regulations. The site design makes use of a large “green” common area and is proposed to support 
pedestrian access to adjacent commercial uses through the construction of sidewalks. The buildings are 
designed with varying materials and architectural design from all angles consistent with the requirement 
that “All building facades that are visible from a public street, including I-84 and its ramps, should be 
attractively designed with windows and other architectural elements so that no visible elevations looks like 
the back of a building.”  
 
The Tolland Design Advisory Board reviewed the application on March 3rd 2022 and April 7th 2022 and 
provided a letter which is in the packet that notes that the design is satisfactory.  
 
The Tolland Inland Wetlands and Watercourses Commission approved this application on April 7th 2022 with 
conditions.  
 
The Tolland Fire Marshal provided preliminary sign-off on the Site Plan as shown on March 15, 2022. 
Detailed Site Plan review at the Fire Marshal level will come prior to building permit issuance.  
 
Dimensional Requirements 
The proposed Site Plan and building elevations are in conformance with all dimensional requirements. 
 

GDD Requirement Required Proposed 

Lot Area 5 Acres 50.7 Acres 

Lot Frontage on a Public Street 200 Feet Approx. 550 feet 

Front Setback 50 Feet 75 Feet 

Lot Coverage 50% 31% 

TOWN of TOLLAND/ 21 Tolland Green, Tolland, Connecticut 06084 
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Side Setback 50 Feet 51 Feet 

Rear Setback 35 Feet 44 Feet 

Building Separation 20 Feet Approx. 26 feet between 
Buildings 12 and 14 

Distance from RDD/VCZ 100 Feet >100 Feet 

Minimum Building Floor Area 1000 Square Feet >1000 square feet 

Maximum Building Height 35 feet or 40 feet to ridge 38 feet to ridge 

Maximum Dwelling Units per 
Building 

12 Units  12 Units 

Minimum Green Space 20% 69% 

Parking Requirements 1 to 2.5 per unit (Principal Multi-
family use) 
2 to 10 per 1000 square feet 
(Accessory Clubhouse) 

594 spaces (600 allowed) 
 
47 spaces (84 allowed) 

 
Other Considerations 
Per Section 10-4-C.6 of the Zoning Regulations, the proposed dumpster pad for recycling, trash collection, 
and compaction will need to be fully screened from view of Fieldstone Commons with privacy landscaping 
as shown on the Site Plan.  
 
The luminaires on the edge of the parking lot along Fieldstone Commons cause a small amount of light 
spillage onto adjoining commercial properties. This minor spillage appears to be in compliance with the 
Zoning Regulations without the granting of a waiver.  
 
Comments from the Town Engineer are included for reference and further discussion.  
 
Driveway Waiver Request 
The Applicant is requesting a waiver for the width of the access driveway. The proposed Site Plan identifies 
a total driveway width of 30’ which is in excess of Section 19-1.D.4.a of the Zoning Regulations which states: 
“The maximum width of driveways, measured at the point of tangency shall not exceed 25 feet for multi-
family, commercial, industrial and other non-residential uses.”  
 
The Commission has the authority to grant a waiver for this portion of the site design as part of Section 19-
1.C of the Zoning Regulations. A 30’ wide access driveway would be consistent with the entrance to 
Fieldstone Commons across the street.  
 
Recommended Conditions of Approval 

1. All work and all regulated activities conducted pursuant to this Special Permit shall be consistent 
with the terms and conditions of this permit. Any structures, excavation, fill, obstructions, or 
encroachments not specifically identified in the Site Plan shall constitute a violation of this permit.  

2. All improvements and operational plans identified through the application process must be 
followed by future property owners and/or managers.  

3. In evaluation of this application, the Commission has relied on information provided by the 
applicant and, if such information subsequently proves to be false, deceptive, incomplete, and/or 
inaccurate, this permit may be modified, suspended, or revoked.  

4. The applicant will need to return to the Planning and Zoning Commission as necessary for any sign 
permits. 
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5. An Erosion & Sedimentation control bond, subject to review by the Town Engineer shall be 
provided prior to the commencement of site work. 

6. A Certificate of Zoning Compliance required for the issuance of a Certificate of Occupancy for an 
individual building may be issued upon completion provided that the following improvements are 
made in accordance with the “Fieldstone Ridge Construction Phasing Plan” submitted by the 
applicant: 

a. All required drainage structures for each building will be constructed and certified prior to 
building occupancy. 

b. All streets necessary for access to the building requested to be occupied will be paved. 
c. All exterior site lighting in the immediate vicinity of each building requested to be occupied 

will be completed including building mounted lights and free-standing lights. 
d. All street lighting in the immediate vicinity of each building proposed to be occupied will be 

completed. 
e. All grading and landscaping in the immediate vicinity of each building proposed to be 

occupied will be installed per the landscape plans. If a Certificate of Occupancy is granted 
during the winter season, the appropriate portion of the Erosion and Sediment Control 
bond will not be released until landscaping is in place. 

f. All sidewalk areas in the immediate vicinity of each building requested to be occupied are 
completed. 

g. The mailbox pavilion and dumpster area located within each Phase will be complete. 
h. Prior to the issuance of the final Certificate of Zoning Compliance for each phase, all streets 

will be paved, the walking trail will be complete and all landscaping in common areas will 
be complete and satisfactorily established in the area of each phase.  

i. The applicant may change the order of construction of the buildings identified in the 
Phasing Plan provided that all buildings identified in Phase I are constructed in Phase I and 
all buildings in Phase II are constructed in Phase II.  

7. Revise the Site Plan to reflect any changes identified by the Town Engineer in his April 6, 2022 
memo.   
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Engineering Review 
 

April 6, 2022 

 

Town of Tolland Planning & Zoning Commission 

c/o David Corcoran, Director of Planning & Development  

21 Tolland Green 

Tolland, CT 06084 

via email dcorcoran@tolland.org 

Re: Fieldstone Ridge, 10 Fieldstone Commons 
Site Plan Review 

  
Commission Members: 

 

As requested, CHA Consulting, Inc. (CHA) reviewed the following materials received on March 25, 
2022: 

 
Item 1 Twenty-four (24) sheet plan set entitled “Improvement Location Survey, Site Plan of 

Development, Fieldstone Ridge, 10 Fieldstone Commons, Tolland, Connecticut”, 
prepared by Gardner & Peterson Associates, LLC, dated February 7, 2022, revised March 
24, 2022 

 
Item 2 Stormwater Management Report, Fieldstone Ridge, 10 Fieldstone Commons, Tolland, 

Connecticut, prepared for Fieldstone Ridge, LLC, prepared by Gardner & Peterson 
Associates, LLC, dated February 4, 2022, revised March 23, 2022 

 
Item 3 Fieldstone Ridge Response to Comment Letter, prepared by Eric Peterson, P.E., Gardner 

& Peterson Associates, LLC, dated March 25, 2022 
 
Item 4 Site Traffic Evaluation Response to Comment Letter, prepared by Bubaris Traffic 

Associates, dated March 20, 2022 
 
CHA’s March 14, 2022 review comments are included below in normal text. Updates to those comments are 
included in bold text. 
 
CHA offers the following comments based on the Tolland LID and Stormwater Management Design Manual, 
the Tolland Zoning Regulations, 2004 Connecticut Stormwater Quality Manual, and general engineering 
practice: 

 

1. The Commission and the Applicant should discuss the amount of parking provided on the proposed plan. 

Although the number of parking spaces provided is within the range prescribed by the Zoning Regulations, 

it could be reduced. The Applicant should discuss if studies were conducted to determine the proposed 
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parking spaces. Reducing the parking spaces will also reduce impervious area and associated stormwater 

runoff. 

The Applicant requests to use 2.5 parking spaces per unit (as shown on the plan). The Commission should 

discuss this with the Applicant. 

 

2. The Applicant should discuss with the Commission how loading and unloading during resident moving will 

be accomplished. 

The Applicant will discuss this with the Commission at the hearing. 

 

3. It appears the main access from Fieldstone Commons is 30-feet wide. Pursuant to 19-1.D.4.a., driveway 

widths shall not exceed 25-feet. 

The Applicant requests a waiver to increase the access width to 30-feet. The 25-foot regulation is in place 

to safely control vehicle traffic. If large moving vehicles cannot negotiate the entrance to the site, it is 

better to determine this at the entrance rather than becoming stuck inside the site where they cannot 

maneuver. If large vehicles are required to enter the site, a mountable island or other object to designate 

the traffic lanes should be provided. A turning diagram for the type of proposed truck would be useful to 

further discuss the proposed entrance. 

 

4. The proposed dumpsters call for a screening fence; however, this must be further detailed and described 

on the plan set. 

The Commission should discuss if the proposed dumpster enclosure should include a screened gate. 

 

5. The Applicant must discuss with the Commission how recycling bins will be accommodated within the 

dumpster locations. (19-5.A.4.)  

The Applicant will discuss this with the Commission at the hearing. 

 

6. CHA suggests that the proposed gravel access driveway to the northerly stormwater basin be superelevated 

(cross sloped) to direct runoff to the proposed catch basins. 

Provided. 

 

7. Several of the proposed retaining walls are above 4-feet high. These walls will require a fence per building 

code. No wall details were provided on the plan set. The Commission may wish to discuss the type and 

aesthetics of these proposed walls. 

Photos of proposed walls were provided with the Design Engineer’s response letter. Based on 

determinations from discussions between the Commission and the Applicant the wall and fencing type 

should be documented on the plan set. 

 

8. The detail for the stormwater basin berm indicates a top width of 8-feet. It appears the width of the divider 

berm in the northerly basin must be widened. 

Provided. 

 

9. The Design Engineer should review the drainage system at the eastern side of the Big-Y plaza to determine 

if modifications are required due to the concentration of stormwater from the proposed gated access 

driveway. 
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The Design Engineer added existing spot grades to this area to indicate direction of flow. 

 

10. The location of proposed inspection ports for underground infiltration systems must be shown on the plan 

set. 

Inspection ports have been depicted for the underground infiltration systems except the system 

southwest of Building 12. Inspection ports must be added to this system. 

 

11. In many locations, the stone dust paths will concentrate stormwater runoff. The Design Engineer should 

review the path system and determine if grading or drainage systems need to be revised to prevent 

concentrated runoff and the associated erosion that will occur with it. 

The proposed path will be reinforced with a geoweb to prevent erosion. CHA suggests additional erosion 

controls for grading adjacent to the path around the steeper sections to prevent erosion during 

stabilization, especially at the northeastern corner of the site where runoff is directed onto the path from 

both sides. 

 

12. A proposed catch basin is located between building No. 18 and No. 19 at the proposed dumpster. This 

drainage system discharges north of the wetlands and does not receive water quality treatment. Due to the 

location at the dumpster, this catch basin may receive higher than normal pollutant runoff. Water quality 

must be provided prior to discharge. 

The proposed grading of this location was raised to eliminate the discharge point. The proposed on-site 

stormwater systems will provide water quality treatment for this area.  

 

13. As part of the project, the Town’s hydrodynamic separator will be removed and replaced with a forebay and 

infiltration basin. This structure must be returned to the Town. The Design Engineer must coordinate this 

with Tolland DPW. 

This comment has been coordinated with Tolland DPW and a note regarding the separator added to the 

plan. 

 

14. Pursuant the 2004 Connecticut Stormwater Quality Manual (SQW), test pits must be conducted at all 

proposed infiltration systems. 

Provided. 

 

15. It appears the southern stormwater basin does not meet the SQM separation distances for high 

groundwater. The Design Engineer must review the design and address the separation. 

The drainage report has been revised to reflect this basin as a wet extended detention basin. The 

separation distance is no longer an issue. 

 

16. The site plan elevations for infiltration chamber 11-16-17 do not appear to match those within the drainage 

calculations. The Design Engineer must review these calculations. 

The plans have been revised to elevations matching the calculations. 

 

17. Infiltration chambers 19 and 19-20 are depicted as separate systems on the plan set and are at different 

elevations. The drainage calculations model these chambers as one unit. These calculations must be broken 

out and set at the correct elevations. 
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The plans and calculations have been revised and updated to match. 

 

18. Pursuant to the SQW, 1-foot of freeboard must be provided within the stormwater basins for the 100-year 

storm event. 

Provided. 

 

19. The Maintenance Schedule for underground stormwater chambers must be revised to include checking for 

system overflow and possible erosion at the overflow outlet. 

Provided.  

 

20. The current design plan utilizes the proposed stormwater basins as sediment traps during construction. CHA 

and the Tolland LID manual recommend not using stormwater basins as sediment traps during construction. 

Although an attempt has been made to not fully excavate the proposed stormwater basins until the site is 

stabilized, the Design Engineer should review the plans to see if a sediment trap upgradient of the proposed 

basins can be installed. 

Based on discussion with the Design Engineer, the plan will be revised to incorporate a standalone 

sediment trap instead of using the northern stormwater infiltration basin as a sediment trap. The 

southern stormwater basin is designed as a wet basin without infiltration; therefore, can be used as a 

sediment trap during construction. 

 

21. Maintenance access for the southern stormwater basin must be depicted on the site plans. 

The southern stormwater basin has been revised to a wet basin requiring minimal maintenance to the 

bottom of the basin. Per discussion with the Design Engineer, the Owner’s equipment can reach the basin 

to clean the forebay and perform required maintenance with the proposed grades. 

 

22. The Design Engineer must review the overflow outlets of the infiltration chambers to determine if outlet 

protection is needed to prevent erosion during overflow discharge. 

Provided. 

 

23. The proposed catch basin sump depth must be specified on the plan set. 

The Design Engineer will adjust the catch basin depths based on revised pollutant renovation calculations 

and the addition of a second hydrodynamic separator. 

 

24. Pursuant to the Tolland LID Manual, the sides of the infiltration chambers must be lined with a non-woven 

filter fabric to prevent soil piping. The infiltration galley detail must be updated to reflect this. 

Provided. 

 

25. The Tolland LID Manual states infiltration chambers shall be installed on slopes less than 15%. The Design 

Engineer must address excessive seepage and slope stability for systems installed on slopes at or greater 

than 15%. 

The Design Engineer will specify a slope stability system for the slopes at the infiltration chambers in a 

subsequent revision. 
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26. The basic drainage design meets the intent of water quality, recharge, and pre-post flow attenuation; 

however, this is accomplished by conveying stormwater to the perimeter of the development where 

recharge and infiltration occur. The Tolland LID Manual recommends using an LID approach where water 

has the ability to recharge or infiltrate throughout the site. The Applicant and the Commission should discuss 

if LID techniques could be added to the project. 

This should be discussed by the Applicant and the Commission. 

 

27. Typically, sanitary sewer services do not connect to sewer mains through a manhole. The plan indicates 

some services connecting through manholes and others through wyes in the main. Service connections 

should be consistently shown as wyes to the main. This should be further coordinated with WPCA and the 

DPW Director. 

This shall be coordinated with the DPW Director and the Applicant. 

 

28. The proposed sanitary pump station must be labeled on the plan set. 

Provided. 

 

29. Sediment barrier must be extended from contour 550 to 560 west of the proposed mail pavilion to prevent 

a gap in sediment protection. 

Provided. 

 

30. CHA recommends the use of engineered loam within the stormwater basins to ensure that infiltration rates 

will be maintained through the soil profile. 

Provided. 

 

31. Sediment barrier must be provided at the toe of slopes in the stormwater basins to prevent sediment from 

the impacting the bottom of the basin while the slopes become vegetated and stable. 

Provided. 

 

32. The Design Engineer must provide a temporary diversion at the top of the gated emergency access driveway 

to prevent concentrated flows from eroding the driveway during construction. 

Provided. 

 

33. The Applicant and the Commission should discuss the proposed lighting along Fieldstone Commons. A minor 

amount of light spillage occurs in this location.  

This must be discussed further with the Commission. 

 

CHA offers the following comments on the Traffic Assessment: 
 

34. The existing traffic volumes on Merrow Road between the Oyama Restaurant Plaza and Goose Lane/Rhodes 

Road do not balance (volumes are off by approximately 100 vehicles or more) in the northbound and 

southbound directions. This is then carried through the analysis conditions.  The Traffic Engineer must 

confirm the baseline volumes.  

A revised traffic report will be submitted by the Designer to address this comment. 
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35. Traffic volume adjustments to account for the Covid pandemic were provided by CTDOT. As raw traffic data 

was not provided with the traffic report, the Traffic Engineer must provide additional information on what 

adjustments were made for the weekday and weekend volume and confirm if traffic volumes generated by 

abutting businesses were adjusted to assume typical capacity per the Institute of Transportation Engineers 

(ITE) guidelines. The baseline turning volumes appear low along the commercial corridor. 

A revised traffic count will be conducted to provide post-COVID trip generation volumes. 

 

36. The Synchro analysis has thru volumes on the eastbound and westbound approaches at the intersection of 

Merrow Road at the Oyama Plaza and the Fire Department Training Center; however, no lane assignments 

were provided in the model. The figures indicate there are no through movements. The model should be 

corrected to ensure the results are calculating correctly.   

A revised traffic report will be submitted by the Designer to address this comment. 

 

37. The Synchro analysis only shows one lane on the eastbound Rhodes Road approach to Merrow Road. The 

narrative and aerial imagery indicate there should be two lanes on this approach. The Traffic Engineer 

should review the model and update it as needed. 

A revised traffic report will be submitted by the Designer to address this comment. 

 

38. There is a small discrepancy between the Saturday Build Condition figure and the Synchro model. The figure 

shows 776 vehicles making a right-turn from the eastbound off-ramp but there are only 766 vehicles in the 

model. The Traffic Engineer should review the model and update it as needed. 

A revised traffic report will be submitted by the Designer to address this comment. 

 

39. Trip distribution was based on journey-to-work data. This distribution is appropriate for weekday 

commuting patterns; however, weekend patterns may differ significantly. Using adjacent street network 

patterns may be more appropriate for weekend trips in this area. The Traffic Engineer must provide an 

explanation as to why journey-to-work patterns were used on a weekend as well during the week. 

A revised traffic report will be submitted by the Designer to address this comment. 

 

40. The study area provides sidewalks and crosswalks. No pedestrian or bicycle volumes were presented. The 

Traffic Engineer should document if any pedestrians or bicycles were counted in the study area. If so, these 

should be accounted for in the Synchro model. 

No pedestrians or bicycles were observed during the counting periods; therefore, the analyses do not 

include them. A revised traffic report will be submitted by the Designer to address this comment. 

 

Please contact me if you have any questions. 

 

Sincerely, 

 

Chuck Eaton, P.E., LEEP-AP 

Tolland Town Engineer 

cc:  Mike D’Amato, Tolland Inland Wetlands and Watercourses Commission Agent 
 Eric Peterson, PE, LS, Gardner & Peterson Assoc 
v:\projects\ehct105\projects\muni_ct\tolland\2019400.000_tolland_generalservices\application reviews\10 fieldstone commons\2022-04-06 engineering-review-

fieldstone commons.docx 
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Engineering Review 
 

April 20, 2022 

 

Town of Tolland Planning & Zoning Commission 

c/o David Corcoran, Director of Planning & Development  

21 Tolland Green 

Tolland, CT 06084 

via email dcorcoran@tolland.org 

Re: Fieldstone Ridge, 10 Fieldstone Commons 
Site Plan Review 

  
Commission Members: 

 

As requested, CHA Consulting, Inc. (CHA) reviewed the following materials received on April 18, 2022: 
 

Item 1 Revised Traffic Study Evaluation and Appendix A, Proposed Fieldstone Ridge Multi-
Family Housing, prepared by Bubaris Traffic Associates, dated April 1, 2022 

 
CHA’s March 14, 2022 review comments are included below in normal text. Updates to those comments are 
included in italics. Any new comments, based on the revised application materials, are included in bold text. 
Only the traffic comments are contained in this letter. Comment number remains the same for clarity. 

 

CHA offers the following comments on the Traffic Assessment: 
 

34. The existing traffic volumes on Merrow Road between the Oyama Restaurant Plaza and Goose Lane/Rhodes 

Road do not balance (volumes are off by approximately 100 vehicles or more) in the northbound and 

southbound directions. This is then carried through the analysis conditions.  The Traffic Engineer must 

confirm the baseline volumes.  

A revised traffic report will be submitted by the Designer to address this comment. 

The updated traffic model and the revised Traffic Study have addressed this discrepancy.  

 

35. Traffic volume adjustments to account for the Covid pandemic were provided by CTDOT. As raw traffic data 

was not provided with the traffic report, the Traffic Engineer must provide additional information on what 

adjustments were made for the weekday and weekend volume and confirm if traffic volumes generated by 

abutting businesses were adjusted to assume typical capacity per the Institute of Transportation Engineers 

(ITE) guidelines. The baseline turning volumes appear low along the commercial corridor. 

A revised traffic count will be conducted to provide post-COVID trip generation volumes. 

Updated traffic volumes were conducted in the Spring 2022 at the commercial site driveways and are 

included in the revised Traffic Study. The revised analysis is satisfactory.   
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36. The Synchro analysis has thru volumes on the eastbound and westbound approaches at the intersection of 

Merrow Road at the Oyama Plaza and the Fire Department Training Center; however, no lane assignments 

were provided in the model. The figures indicate there are no through movements. The model should be 

corrected to ensure the results are calculating correctly.   

A revised traffic report will be submitted by the Designer to address this comment. 

This comment has been addressed in the updated traffic model and the revised Traffic Study. It should be 

noted that the Oyama Restaurant Plaza driveway experiences a drop in level of service (LOS) from a LOS 

C during the AM peak hour during the No-Build Condition to a LOS F with the Project’s Build Condition. 

The PM and Saturday peak hours are also anticipated to operate at a LOS F during the future No-Build 

and Build conditions due to high volumes on Merrow Road (1800-2000 vph).  

 

37. The Synchro analysis only shows one lane on the eastbound Rhodes Road approach to Merrow Road. The 

narrative and aerial imagery indicate there should be two lanes on this approach. The Traffic Engineer 

should review the model and update it as needed. 

A revised traffic report will be submitted by the Designer to address this comment. 

The revised Traffic Study clarified that there is a short right-turn lane as Rhodes Road approaches the 

intersection; however, to be conservative, this approach was evaluated as one lane. CHA agrees this 

conservative approach is satisfactory.  

 

38. There is a small discrepancy between the Saturday Build Condition figure and the Synchro model. The figure 

shows 776 vehicles making a right-turn from the eastbound off-ramp but there are only 766 vehicles in the 

model. The Traffic Engineer should review the model and update it as needed. 

A revised traffic report will be submitted by the Designer to address this comment. 

The volumes were updated in the traffic model in the revised Traffic Study. 

 

39. Trip distribution was based on journey-to-work data. This distribution is appropriate for weekday 

commuting patterns; however, weekend patterns may differ significantly. Using adjacent street network 

patterns may be more appropriate for weekend trips in this area. The Traffic Engineer must provide an 

explanation as to why journey-to-work patterns were used on a weekend as well during the week. 

A revised traffic report will be submitted by the Designer to address this comment. 

The revised Traffic Study addresses this comment and includes a revised Saturday traffic analysis.  

 

40. The study area provides sidewalks and crosswalks. No pedestrian or bicycle volumes were presented. The 

Traffic Engineer should document if any pedestrians or bicycles were counted in the study area. If so, these 

should be accounted for in the Synchro model. 

No pedestrians or bicycles were observed during the counting periods; therefore, the analyses do not include 

them. A revised traffic report will be submitted by the Designer to address this comment. 

The Designer clarified that there were no pedestrians or bicycles counted in the study area.  
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Please contact me if you have any questions. 

 

Sincerely, 

 

 

Chuck Eaton, P.E., LEEP-AP 

Tolland Town Engineer 

cc:  Mike D’Amato, Tolland Inland Wetlands and Watercourses Commission Agent 
 Eric Peterson, PE, LS, Gardner & Peterson Assoc 
v:\projects\ehct105\projects\muni_ct\tolland\2019400.000_tolland_generalservices\application reviews\10 fieldstone commons\2022-04-20 engineering-review-

fieldstone commons.docx 
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DESIGN ADVISORY BOARD 
TOWN OF TOLLAND, CT 06084 

D:\DAB\MEMO_P&Z\MEMO MARCH_10_2022_10-FIELDSTONE-COMMONS.docx 

 

MEMORANDUM 

 

TO:  Planning & Zoning Commission, Town of Tolland 

FROM:  Tolland Design Advisory Board 

  Date: March 10, 2022 

 

RE: 10 FIELDSTONE COMMONS  Meeting Date: March 3, 2022, 7:00 PM 

  

Present: Sudhakar Nagardeolekar, chair; Vikas Nagardeolekar, Vice Chair; William Byers; 

Kimberly Rogers; David Corcoran (Town Planner). 

 

On March 3, 2022, a meeting was held by The Design Advisory Board, as directed by Planning 

and Zoning staff, to review one application: 10 FIELDSTONE COMMONS. 

10 FIELDSTONE COMMONS application was discussed. Applicant Fieldstone Ridge, LLC for the 

10Fieldstone project made detail presentation. The Drawings presented for review at this 

meeting met the criteria set by the Design Advisory Board. Design Advisory Board Member’s 

received a meeting notice on February 24, 2022, for a meeting to be held on March 3, 2022. 

This time line did not allow DAB Members to review the drawing in detail for their comments. 

In general, the project design as presented to DAB, is satisfactory. DAB needs to review in detail 

following items. 

1) Detail review of proposed landscaping. 

2) Review of proposed Building material samples and color co-ordination. 

Design Advisory Board is also concerned about the secondary means of egress from the project 

site, for providing proper turning radius for firefighting equipment 

The Design Advisory Board is pleased to forward this application to Planning and Zoning 

Commission, for Commission’s review.  Any questions please contact DAB. Thanks. 

 

---------------------------------------  

Sudhakar Nagardeolekar, Chairman 

Design Advisory Board 
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DESIGN ADVISORY BOARD 
TOWN OF TOLLAND, CT 06084 

D:\DAB\MEMO_P&Z\MEMO APRIL_7_2022_10-FIELDSTONE-COMMONS.docx 

 

MEMORANDUM 

 

 

TO:  Planning & Zoning Commission, Town of Tolland 

FROM:  Tolland Design Advisory Board 

  Date: April 12, 2022 

 

RE: 10 FIELDSTONE COMMONS  Meeting Date: April 7, 2022, 6:30 PM 

  

Present: Sudhakar Nagardeolekar, chair; Vikas Nagardeolekar, Vice Chair; William Byers; 

Kimberly Rogers; Cheryl Nicholas, David Corcoran (Town Planner). 

 

On April 7, 2022, a meeting was held by The Design Advisory Board, as directed by Planning and 

Zoning staff, to review one application: 10 FIELDSTONE COMMONS. 

10 FIELDSTONE COMMONS application was discussed. Applicant Fieldstone Ridge, LLC for the 

10 Fieldstone project made detail presentation. The Drawings presented for review at this 

meeting met the criteria set by the Design Advisory Board. In general, the project design as 

presented to DAB, is satisfactory. DAB reviewed in detail following additional items. 

1) Detail review of proposed landscaping. 

2) Review of proposed Building material samples and color co-ordination. 

The Design Advisory Board is pleased to forward this application to Planning and Zoning 

Commission, for Commission’s review.  Any questions please contact DAB. Thanks. 

 

 

 

---------------------------------------  

Sudhakar Nagardeolekar, Chairman 

Design Advisory Board 
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Fieldstone Ridge Construction Phasing Plan 

Refer to Page 21 of the Application Packet for Step-by-Step Construction 

Schedule and Erosion and Sediment Control Checklist 

 

Phase I 

1- The area where buildings 1-15 are located will be rough graded after 

stumping is completed.  

2- The clubhouse, maintenance garage and Building 1 foundations will be 

excavated first after these areas have been filled from the cuts on the site. 

Building 3 will also be excavated in this phase. 

3- Buildings 4-15 will be excavated thereafter with Buildings 2, 12 and 14 

compromising the buildings that require fill while the remainder are in cuts.  

4- Once excavated, the projected sequence of foundation installations will be 

as follows: 

a. Maintenance Garage 

b. Building 1 

c. Building 3 

d. Clubhouse 

e. Buildings 4-15 

5- Once the foundations are waterproofed and backfilled, we will begin 

excavating and installing drainage, sewer, water and conduit for electrical 

and cable/phone.  

6- Once the utilities, drainage, sewer, water and electrical conduit are 

complete we will begin preparing the roadways and parking areas with 

subbase. If in the paving season, we will install a binder coat around 

buildings that we will be framing. 

7- The projected order of building completion in this phase will be as follows: 

a. Maintenance Garage 

b. Building 1 

c. Buildings 2 and 3 

d. Clubhouse 

e. Buildings 4-15 

f. Building 13 
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g. Building 12 

h. Building 15 

i. Building 14 

8- Prior to the issuance of a certificate of occupancy, the following sitework 

will be done in the immediate vicinity of the completed building: 

a. Finish coat of pavement (if the certificate of occupancy is issued 

during paving season – if the CO is issued during the winter months, 

we will finish coat the pavement area as early in the paving season as 

possible. 

b. All exterior site lighting around the building will be completed 

including building mounted lights and free-standing lights 

c. All streetlights in the immediate vicinity of the building will be 

completed 

d. All landscaping will be installed per the landscape plans (if the CO is 

granted during the planting season – if it is not, the planting will be 

done as soon as the planting season starts) 

e. All sidewalk areas around the building will be completed 

f. The mailbox pavilion for the entire complex and the northerly 

dumpster area will be complete prior to the completion of the 

maintenance garage building 

g. Apartment buildings will be completed approximately 2 months 

apart. This will be subject to weather, material availability and 

market conditions. 

h. By the end of Phase I construction, all streets in the area will have 

finished paving, the walking trail in this area will be complete and all 

landscaping in common areas within the vicinity of these areas will 

be completed. If this phase of construction is completed during the 

winter months, the aforementioned will be completed in the spring. 

The sidewalks and street lighting will be completed as buildings are 

completed. 

Phase II 

1- The area where buildings 16-21 are located will be rough graded after 

stumping is completed. 

2- Buildings 16 and 17 will be excavated first followed by Buildings 18-21. 
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3- Once excavated, the projected foundation installations will be as follows: 

a. Building 21 

b. Buildings 20 and 19 

c. Building 18 

d. Building 16 and 17 

4- Once the foundations are waterproofed and backfilled, we will begin 

excavating and installing drainage, sewer, water and conduit for electrical 

and cable/phone.  

5- Once the utilities, drainage, sewer, water and electrical conduit are 

complete we will begin preparing the roadways and parking areas with 

subbase. If in paving season, we will install a binder coat on all of these 

areas prior to framing the buildings. 

6- The projected order of the building completion in this phase will be as 

follows: 

a. Building 18 

b. Building 19 and 20 

c. Building 21 

d. Buildings 16 and 17 

7- Prior to the issuance of a certificate of occupancy, the following sitework 

will be done in the immediate vicinity of the completed building: 

a. Finish coat of pavement (if the certificate of occupancy is issued 

during paving season – if the CO is issued during the winter months, 

we will finish coat the pavement area as early in the paving season as 

possible. 

b. All exterior site lighting around the building will be completed 

including building mounted lights and free-standing lights 

c. All streetlights in the immediate vicinity of the building will be 

completed 

d. All landscaping will be installed per the landscape plans (if the CO is 

granted during the planting season – if it is not, the planting will be 

done as soon as the planting season starts in the spring) 

e. All sidewalk areas around the building will be completed 

f. The southerly dumpster area will be complete 
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g. Apartment buildings will be completed approximately 2 months 

apart. This will be subject to weather, material availability and 

market conditions. 

i. By the end of Phase II construction, all streets will have finished 

paving, the walking trail will be complete and all landscaping in 

common areas will be complete. The sidewalks and street lighting 

will be completed as buildings are completed.  If this phase of 

construction is completed during the winter months, the 

aforementioned will be completed in the spring. The sidewalks and 

street lighting will be completed as buildings are completed. 
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Luminaire Schedule
Symbol Label Qty Description LLF Lum. Watts Lum. Lumens

L3 95 Lumca # CP9424-72-LED05-120W-40-L3FL-120 0.900 121.2 12646
L5 21 Lumca # CP9424-72-LED05-120W-40-L5S-120 0.900 121.17 14987
W2 279 Paraflex # DC150-90-24W-40K-TBD-TBD 0.590 23.68 4892
W3 56 Paraflex # DC150-90-48W-40K-TBD-TBD 0.783 46.6 7336

Calculation Summary
Label CalcType Units Avg Max Min Avg/Min Max/Min
SITE CALCS Illuminance Fc 0.85 25.9 0.0 N.A. N.A.
CLUB HOUSE LOT Illuminance Fc 2.94 10.5 0.3 9.80 35.00
COURT YARD 1 Illuminance Fc 3.69 12.0 0.3 12.30 40.00
COURT YARD 2 Illuminance Fc 3.65 12.0 0.3 12.17 40.00
COURT YARD 3 Illuminance Fc 3.55 12.8 0.3 11.83 42.67
COURT YARD 4 Illuminance Fc 3.96 12.9 0.3 13.20 43.00
COURT YARD 5 Illuminance Fc 3.89 12.7 0.3 12.97 42.33
DRIVE Illuminance Fc 2.31 10.3 0.3 7.70 34.33
DRIVE 2 Illuminance Fc 1.72 9.4 0.3 5.73 31.33
LOT 1 Illuminance Fc 2.99 12.3 0.6 4.98 20.50
LOT 10 Illuminance Fc 2.16 9.7 0.3 7.20 32.33
LOT 11 Illuminance Fc 3.18 13.1 0.3 10.60 43.67
LOT 12 Illuminance Fc 3.06 8.8 0.3 10.20 29.33
LOT 13 Illuminance Fc 2.94 9.9 0.7 4.20 14.14
LOT 14 Illuminance Fc 3.07 9.7 0.9 3.41 10.78
LOT 15 Illuminance Fc 3.60 12.8 0.4 9.00 32.00
LOT 16 Illuminance Fc 3.16 9.7 0.9 3.51 10.78
LOT 17 Illuminance Fc 3.99 13.1 0.6 6.65 21.83
LOT 2 Illuminance Fc 3.22 11.9 0.6 5.37 19.83
LOT 3 Illuminance Fc 3.19 12.9 0.4 7.98 32.25
LOT 4 Illuminance Fc 2.44 10.1 0.4 6.10 25.25
LOT 5 Illuminance Fc 3.47 13.2 0.5 6.94 26.40
LOT 6 Illuminance Fc 1.79 7.6 0.3 5.97 25.33
LOT 7 Illuminance Fc 2.14 10.3 0.4 5.35 25.75
LOT 8 Illuminance Fc 2.02 8.1 0.4 5.05 20.25
LOT 9 Illuminance Fc 3.25 13.0 0.3 10.83 43.33

SCALE:
1

1:20

Photometric Layout and Calculations

NOTES:

A. A LIGHT LOSS FACTOR OF 0.900 HAS
BEEN APPLIED TO FIXTURES UNLESS
OTHERWISE NOTED. REFER TO
LUMINAIRE SCHEDULE FOR LIGHT LOSS
FACTOR AND LUMEN INFORMATION.

B. SEE "MH" ON LIGHTING FIXTURE TAG
LOCATED ON PLAN FOR MOUNTING
HEIGHT INFORMATION.

C. CALCULATION POINTS ARE TAKEN AT
GRADE.

D. CALCULATION RESULTS ARE BASED ON
IES STANDARDS UNLESS OTHERWISE
REQUESTED.
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