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 July 8, 2020 

Ms. Edie Twining, Chair 
Old Lyme Halls Road Improvements Committee 

11 Riverbank lane 
Old Lyme, CT 06371 

Dear Ms. Twining 

Outlined below, please find our draft proposal in response to your April 22, 2020 HRIC SCOPE OF 
WORK. Please review and let me know if you have any questions or comments. Following comments, we 
will submit a final contract for services. 

Please note, services are preliminary in nature, establishing the feasibility and methodology for 

realizing your plans for overlaying a Village District, as approved by the Connecticut Legislature in 
1998 authorizing local zoning commissions to create Village Districts and regulations, allowing them to 
protect the distinctive character, landscape, and historic structures within those districts. 

 

Our DRAFT proposal: 

I put together a team of four consultants to furnish services. They include: 

Robert Orr & Assoc. LLC 
 Lead 

Milone & MacBroom Engineers 
 Traffic Engineering 
 Civil Engineering 

Gibbs Planning Group 
 Retail and Demographics 
PlaceMakers 
 Village District Zoning and Grants 

 

We propose furnishing the services for a lump sum fee of forty-thousand dollars ($40,000). 

 

Detail for each consultant: 
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MILONE & MACBROOM - $20.5K 

RE: Halls Road (U.S. Route 1) Improvement Committee (HRIC) 
 Preliminary Master Plan Services 

Old Lyme, Connecticut 
 MMI #6226-03-0 

 
SCOPE OF SERVICES –  
 

1.0 Preliminary Traffic, Transportation & Parking Services 
 
1.1 Existing Traffic Conditions Profile 

 

1.1.1 Undertake field reconnaissance of the site environs and observe existing traffic, 
transportation, and parking conditions in the Halls Road area. 
 

1.1.2 Collect data/information as available from the Town and State on roadway 

traffic volumes, signal plans, roadway projects recent or upcoming, and any 
reports for recently approved or pending area/nearby developments.  

 
1.1.3 Assemble traffic volume data at and in the vicinity of the following list of 

preliminary study intersections: 

• Halls Road (U.S. Route 1) at Old Lyme Shopping Center driveway / Old 
Lyme Marketplace driveway 

• Halls Route at Huntley Road 

• Halls Road at Neck Road (Route 156) and Old Bridge Road 

• Neck Road at I-95 southbound on-ramp and Parking & Ride Lot driveway 
 

Note that with a traditional traffic study, we would typically collect all new 

traffic counts at the study intersections during typical peak periods.  However, 
due to the ongoing COVID-19 pandemic and the effect it is having on ‘normal’ 
travel patterns, this may not be possible.  CTDOT will scrutinize any relatively 
large traffic study involving possible changes to Halls Road because it is U.S. 

Route 1 in this area.  We will therefore correspond closely with CTDOT to 
assemble an existing conditions traffic volume profile for the area that they find 
acceptable; one that is reflective of conditions pre-COVID-19.  This will likely 
include a combination of traffic volume data from separate sources, as available, 

including intersection counts and/or traffic monitoring data of the Connecticut 
Department of Transportation (CTDOT), any volumes from the Town of Old Lyme, 
traffic data from any past traffic studies for other developments/projects in the 
area from the recent past, and by possibly collecting supplemental new traffic 

counts.  Note that we have budgeted $2,500 for such data collection, which 
includes collecting supplemental new intersection traffic counts if necessary.   

 

1.1.4 Develop a baseline/existing conditions roadway traffic volume profile for the 
Halls Road area based on the above.  

 
1.2 Traffic Analysis:   

 
1.2.1 Estimate the amount of net new traffic that would be generated by the Master 

Plan build-out based on industry statistical trip generation data.  Develop a 
blended routing estimate for the total net new traffic that will be geographically 

distributed through the study intersections, Halls road, and the new bypass Road. 
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1.2.2 Develop a future build roadway traffic profile for the Halls Road area that will 
include the addition of new traffic from the Village Master Plan and that will also 

take into account estimated rerouting of area through-traffic that would occur 
with a new southerly bypass road between the Big Y and I-95. 

 
1.2.3 Conduct traffic operations capacity analyses of study intersections suitable for 

review by the Connecticut Department of Transportation (CTDOT) based on the 
above future estimated roadway traffic volumes. 

 
1.3 Multimodal Village Roadway Layout Plan:   

 
1.3.1 Work with the project team to develop a concept-level roadway layout plan for 

the Village that will be focused on non-motorist safety, walkability, and bicycle 
mobility, that will tie into the Village Master Plan, and that will invoke a sense of 

a traditional ‘main street.’  This road layout will be based on the overarching 
goal to create a more pedestrian-friendly ‘Complete-Street’ of Halls Road and 
other future village streets and will be informed by the above traffic analysis.  It 

will include Complete-Streets and traffic-calming elements including a pedestrian 
sidewalk network, bicycle infrastructure, ADA crosswalks, curb extension bump-
outs, narrowed vehicle lanes, on-street parking, pedestrian refuge island 
medians, etc.   

 
1.3.2 Develop elements of the roadway layout plan focused on traffic mitigation and 

the shifting of some area through-traffic to a new southerly bypass road.   
 

1.3.3 Develop high-level cost-estimates for the above roadway layout plan that will 
allow the HRIC, Town, and CTDOT to assess cost implications and feasibility.   

 
1.3.4 Review and comment on perspective rendering(s) developed by the team that 

may illustrate the Halls Road new layout plan from ground-level and/or from 
birds-eye view. 

 

1.3.5 Additionally, develop a list of potential traffic mitigation measures that could be 
put in place to help manage travel demands to/from the Halls Road Village 
(Transportation Demand Management (TDM)). 

 

1.4 Preliminary Parking Analysis: 
 
1.4.1 Assist the project team to forming the Village Master Plan as a park-once district 

where motorists will be able to park once anywhere in the village and then have 

the ability to walk to multiple destinations if desired, like in a traditional 
downtown, as opposed to driving between separate destinations within the 
village.  We will develop shared-parking estimates for the Village Master Plan 
build-out as a whole based on industry statistical data and this park-once 

guiding principle.     
 

1.4.2 Determine an approximate total parking supply (number of total parking spaces) 
that should reasonably be provided within the Halls Road Village in some 

combination of shared parking lot(s) and on-street parking. 
 

1.4.3 Develop a general list of potential parking management strategies for the Halls 

Road Village. 
 

1.5 Report Assistance (Traffic, Transportation and Parking) and Meetings: 
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1.5.1 Contribute written sections on traffic, transportation, and parking to a Master 

Plan Report.  
 

1.5.2 Participate in one meeting with the Town. 
 

1.5.3 Vet the roadway layout plan with CTDOT.  One meeting with CTDOT is assumed 
to discuss proposed changes to Halls Road, Right-of-Way implications, mitigation, 
etc.   

 

2.0 Preliminary Civil Engineering Services 
 

2.1 Base Mapping 
 

2.1.1 Conduct a site visit to evaluate conditions as they relate to the proposed master 
plan. 

 

2.1.2 Collect and review available soils, topographic, flood and wetlands mapping for 
the study area.  We will prepare a compiled base map.   

 
2.2 Utility Assessment 

 
2.2.1 Contact Utility companies to request mapping of their facilities in the study area 

and   make a preliminary assessment of the existing facilities to serve the 
development.  We will request the utility companies identify any potential utility 

upgrades that may be required to support the master plan. 
 
2.3 Preliminary Storm Drainage Plan 

 

2.3.1 Review the existing drainage system in the area and assess its ability to 
accommodate the master plan.  .  We will develop an approach for how storm 
water could be managed holistically for the study area.  

 
2.4 Report Assistance (civil engineering) and Meetings 
 

2.4.1 Contribute written sections on the preliminary civil engineering findings to a 

Master Plan Report 
 

2.4.2 Participate in up to two conference calls while assisting the design team in civil 
engineering aspects of the master plan, as well as one meeting with the town.   

 
PROFESSIONAL FEES 
 
We will perform the services noted above for the following lump sum fees, plus direct expenses: 

 
1.0    Preliminary Traffic, Transportation & Parking Services .................................................. $12,500 
2.0    Preliminary Civil Engineering Services ................................................................................. $8,000 



Page 5 of 23 

GIBBS PLANNING GROUP - $1.2k  (Typically $7.5K. Example of retail and 
demographics services – same for Old Lyme) 
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PlaceMakers - $5k 

 

Grant research 
 

Hazel Borys will research grant opportunities applicable to building walkable neighborhoods, 
environmental improvements, and economic development that can be achieved through zoning reform. 
She will give you summaries of all of the potential opportunities and links to the foundations, 
departments, or other entities as applicable. $5,000 for the report. $150 / hour, should the client 

require a second level of research regarding grant drafting and other financial supports that may be 
available to assist with predevelopment costs.  
 
Code reform 

 
Code solutions may achieve the goals of the plans in a number of ways – from the most delicate text 
amendment, through a full form-based code adoption and design guidelines. A local government should 

carefully consider the capacity of their administrative staff when they choose the most appropriate tool 
for their context. Attached is a sample text amendment for the State of Michigan that illustrates how 
changes can be made to an existing Main Street or Downtown zone without a complete rewrite. This is 
best suited for a very small staff with limited resources. It can achieve the most critical forms necessary 

to create vibrant, walkable, mixed-use areas, without the need of a design review board or town 
architect. PlaceMakers can provide a locally applicable text amendment for Old Lyme for $5,000. 
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EXAMPLE (Old Lyme will be similar): 
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There are two more significant zoning options available as well, that would be subject to budget 
considerations based upon the extent of the scope. The first is the most simple version of a form-based 

code that applies to a suburban retrofit condition. It will focus on redevelopment of the parking lot 
edges along Halls Road, providing solutions for block development, frontage standards, and mixed use 
to reflect the master plan. If this work is done completely off site, we can do the work for $150/per 
hour and a not to exceed of 100 hours or $15,000. If the work involved visits to Old Lyme and 

assistance through adoption, the hourly rate is $225 and a not to exceed of $35,000. 
 
The final option involves the regulation of architecture. In most states, zoning only has the authority to 
protect health, safety and the welfare of the community. Normally architectural standard do not live 

within zoning, but either in historic district guidelines, or design guidelines. Many of the design issues 
local governments are concerned with, that are not expressly style-related, may be included within the 
zoning are are a part of the prior paragraph quote. The items that most expressly reflect character are 
the building facade or private frontage. A case can be made for these being covered by zoning as 

they have environmental benefits through daylighting and cross ventilation, economic benefits through 
sales increased by required glazing, and health benefits through metrics that are proven to increase 
active transportation. However, if it is determined that style is important, PlaceMakers can provide 

design guidelines to augment a FBC for an additional $35,000. This will involve a trip to Old Lyme for 
a photo shoot and research. 
 
In summary, the prices are as follows: 

Grant research   $5,000 that may be augmented at $150 per hour 
Code text amendment for Halls Road $5,000 
Full form-based code $15,000 
FBC through adoption with trips $ 35,000 

Design guidelines $ 35,000 
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ROA - $13.3k (Lead) (Additional Services - $250/hour) 
Lead Project/Coordinate Consultants 

Work with Client to adjust Master Plan as Needed/Requested to Fit PlaceMakers Code 
Work with Client to Create Ground Level Color Rendering 
Write Report Collecting and Summarizing All Consultants' Work 
Presentation to Committee and/or Selectmen 

 
 
Total Fee - $40k (Due to Pandemic, does not include trips to Old Lyme. Meetings, presentations on 
Zoom) 

 
Please let me know if you have any questions or comments. 
 

Respectfully submitted, 

 
Robert Orr, FAIA, FCNU, FSY 
Robert.orr@robertorr.com 
(203) 980-8202 

mailto:Robert.orr@robertorr.com

