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SPECIAL MEETING MINUTES 
DESIGN ADVISORY BOARD 
TOLLAND, CONNECTICUT 

 
May 24, 2007 

 
 

Members Present:  Sudhakar Nagardeolekar, Chair; Kimberly Rogers, Vice Chair,  Bill Byers, 
Jim Gorman, Richard Lee.   
Others Present:  Linda Farmer, Director of Planning & Community Development, Mike Smida, 
applicant and his representatives 
 
CALL TO ORDER:  Mr. Nagardeolekar called the meeting to order at 7:00 p.m. in the 1st Level 
Community Room at Hicks Memorial Municipal Center. 
 
NEW BUSINESS 

1. P&Z App. #761 – Michael Smida – Special Permit/Site Plan for a sports complex with 
indoor recreation, day care, food services, and outdoor fields totaling 123,000 sq. ft. 
Location:  Lot #11 of the Tolland Business Park. 

 
The applicant, Mike Smida, attended the meeting along with Mark Peterson of Gardner 
and Peterson, and Eb Musiol of the Economic Development Commission.  They were 
later joined by Tim Tomko of Creative Landscapes.  Mr. Nagardeolekar asked for a 
history of the project.  Mr. Smida said he and his partners are proposing a family athletic 
center where they can bring several amenities together under one roof.  He said the 
proposed project is to be two buildings with a total of approximately 130,000 sq. ft.  The 
largest building, the air supported domed building, will be about 255’ wide by 420’ long 
x 74’ high and will house three turf fields 90’ x 180’ each and two hardwood courts.  
Around the perimeter there will be three lanes of running/walking tracks of nearly ¼ mile 
around.  The adjacent building will be about 25,000 sq. ft. and will include a swimming 
pool, locker areas, a game room and snack bar.  Upstairs they plan for a fitness center and 
a multipurpose wing with a full service day care.    
 
Mr. Nagardeolekar’s immediate concern was that the size of the proposed corridor would 
not come close to meeting state requirements.  Mr. Smida said his architect had similar 
concerns that they might be required to have a 40’ bank of entry doors.  He said he is 
currently working with the architect on that.  Ms. Rogers said the applicant will need to 
determine the volume of people the domed building will hold at full capacity.  Ms. 
Farmer said the Town had gotten STC approval for a certain number of square feet and 
parking spaces for the business park, so they won’t need STC approval.  She said she 
asked the applicant to provide a letter on how they determined how much parking would 
be needed because they may be tight on that requirement.  A copy of the May 17, 2007 
letter from Mr. Smida outlining parking needs was provided to Board members.  There 
were concerns from the Board that there will not be sufficient parking spaces available.  
Mr. Nagardeolekar provided Ms. Farmer with documents concerning the construction of 
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the East Windsor Sports World facility he was involved in.  Ms. Farmer will get copies to 
Mr. Smida.   
 
Mr. Byers suggested Mr. Smida consider inviting handicap and wheelchair leagues and 
doing Special Olympic type events.   
 
The Board discussed the air-supported structure.  The R-12 value includes 40 cables on 
the interior to keep the building from shifting.  They are anchored into rebar in the 
foundation.  There is a 24/7 positive air pressure inflation system.  The air pressure can 
be modified for weather remotely.  Ms. Rogers expressed a concern that air pressure 
changes could cause ear popping and difficulties in hearing and talking.  Mr. Smida said 
their leagues and clinics would expect to cover a full age spectrum including senior 
programs.  The smaller building with the swimming pool will be 40’ to 45’ tall with some 
slope to the roof.  Mr. Smida does not have the elevations as of yet.  Ms. Rogers said it is 
very difficult to discuss the project without full plans. 
 
Mr. Nagardeolekar said the State has very strict emergency access requirements.  At 
Sports World in East Windsor, he said the applicant had difficulty getting a certificate of 
occupancy when connecting with an extra building.  He said the State reluctantly gave an 
exception.  Mr. Nagardeolekar said there are only two double doors coming out of the 
main building, which will not be sufficient if the second building is connected.  Mr. 
Smida was concerned that his time frame is tight as he needs to get the building open for 
the soccer season which begins November 1, and that if that doesn’t happen, he will have 
to wait another full year.  Mr. Nagardeolekar said then the architect will need to come up 
with a complete package because as it is drawn now, the State building inspector will 
reject the plan.  Mr. Smida said he has talked to Building Official Doug Jourdan and 
more extensively with the Fire Marshall, and that they never gave him an indication that 
they have to plan for any occupancy more dense than one person per 50 square feet.  Mr. 
Nagardeolekar said that number would be acceptable in a room filled with exercise 
equipment, but not for the domed building, which is largely an open space.  Mr. Smida 
said he had expected to be told what the maximum occupancy would be allowed and that 
he would plan no events that would exceed that capacity.  Ms. Farmer suggested that Mr. 
Smida meet next week with Doug, the Fire Marshall, and the architect to try to determine 
the maximum occupancy and process for approval.  The Board also discussed potential 
handicap access to the outdoor fields.   
 
Mr. Nagardeolekar noted that dumpsters, equipment pumps, air conditioners, and where 
they would vent are not indicated on the drawings.  Mr. Smida said the flat roof on the 
smaller building will accommodate various air systems.  Ms. Farmer said she would also 
like to have information on the drop off of decibels of the air pressure system for their 
files.  Mr. Smida had a copy and submitted it. 
 
Mr. Nagardeolekar said Mr. Smida will need to make some arrangements for bus parking.  
Mr. Smida said the lower parking lot will be for overflow parking and will not be paved.  
Ms. Farmer said he could possibly put up temporary stanchions for bus parking when 
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needed.  Mr. Smida noted that they would expect their busiest time of year to be winter 
weekends.   
 
Ms. Rogers asked how visible will his facility be from the highway and the neighboring 
55+ community.  Mr. Smida said he plans to float balloons next Thursday and to take 
pictures to get an indication of the height.  He said they can do some digital photos and 
then add a simulated dome to give a better picture of what the facility would look like.  
Ms. Rogers asked if he knew of any other structure in Connecticut that had a similar 
sized dome.  Bill Byers mentioned that there is one on I-91 just north of Greenfield, 
Mass.  Mr. Smida said the East Windsor facility is fairly similar.  He said the height of 
the dome is probably in the high 70’s.  Ms. Rogers suggested taking digital pictures of the 
East Windsor facility and doing an overlay to help show the comparisons.  Ms. Rogers 
also asked if the DAB could be included in the balloon-floating plan.  Mr. Smida said 
they could and that they planned to keep them up about four to six hours.  Ms. Farmer 
said she would notify everyone of the times by email.  
 
Bill Byers asked about the color of the dome.  Mr. Smida said he would prefer to have a 
white dome, because he’s never seen any that were not white.  Also, white helps with the 
heating and cooling of the facility.  He said there is a skylight which allows light to come 
in and the energy loss is not as significant.  Mr. Byers asked if the dome might cause any 
light pollution with the surrounding community.  Mr. Smida said it would not.  Mr. 
Smida described an accident in East Windsor where the dome was punctured.  He said it 
had become covered with heavy wet snow and the operators did not keep up the pressure.  
The weight of the snow ended up causing a dish and they thought if they brought the 
dome down, they could clean it off.  However, when bringing it down, the dome shifted 
and tore.  He said it is important to keep the pressure up. 
 
Ms. Farmer handed out copies of new regulations allowing greater heights of buildings in 
the Tolland Business Park.  She noted that the owners of the adjacent age-restricted 
development have appealed these regulations. 
 
Mr. Byers asked about the geology of the site.  Mr. Smida explained where they did 
borings and where there was 9’ of soil over bedrock in the 150’ area between Lot 11 and 
the adjacent property.  Therefore, they could not plant anything too large in this area.  
Ms. Farmer suggested they might want to look into seeing if they could put in 
landscaping on the adjacent property.   
 
Mr. Tomko of Creative Landscaping presented the landscape proposal.  He provided 
copies of the plant list.  He proposed to have ornamental plantings in front for an 
aesthetic appearance and as one moves further down the site, to introduce more native 
species.  The buffer would have a mix of pine and spruce.  He also proposes eastern 
white pine with underplantings added because the canopy will lift as the trees mature.  He 
said they would plan on adding a fence also between the lot and the adjacent property, 
but that the pines will deter traffic cutting through.  Mr. Nagardeolekar asked how he 
planned to stabilize the steep slope.  Mr. Peterson said there would be a ledge or rock 
face.  Mr. Tomko said they would add large rocks in some places for erosion control.  He 
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said spring and fall color on the property would be from the pear trees, late spring would 
include pink dogwoods.  Ms. Farmer said the area next to the parking does not appear to 
have any solid screen, where the residence view goes into the parking area.  Mr. Tomko 
said they planned to put in blue spruce and American ash.   
 
Ms. Rogers asked about what the planned hours of operation might be three to four years 
from now.  Mr. Smida said it might likely be 7:00 a.m. to 12:00 midnight with the fitness 
center open from about 5:30 a.m. to 10:00 or 11:00 p.m on weekends.  Ms. Rogers 
expressed some concerns about headlights on the neighbors.  Mr. Peterson noted that the 
neighbor’s residences would mostly be up higher so headlights would not be shining into 
their rooms.  Mr. Gorman said he thought the whole idea of a family athletic center was a 
great idea for Tolland.  He said the area in the Tolland Business Park is a rugged piece of 
land and there are not a lot of good uses. 
 
Mr. Nagardeolekar asked Mr. Smida how he planned to move snow and where he would 
create snow shelves.  Mr. Byers said if they plan to stockpile snow, then he needs to think 
about where the melt water will go.  Mr. Peterson said everything will be draining to the 
detention basins on the property.  Ms. Farmer said that a third party engineer is presently 
doing a review and will be generating a report on low impact development on this 
property.   
 
Ms. Rogers asked if there was a lighting plan.  Mr. Peterson said there isn’t one yet.  Ms. 
Farmer asked if they knew the height of the lights.  Mr. Peterson said two lights are 
proposed on the ends of the building, which would be about 20’ high.  He said the other 
32 lights in the parking area would be 25’ high.   
 
Ed Musiol said he is looking at this project from a financial point of view for Tolland and 
that tournaments will bring in many people, who will then likely stay to patronize 
restaurants and other shopping areas in town.  He said he is at this meeting to see what 
the DAB can do to help facilitate the application. 
 
Mr. Smida said he is very concerned that the requirements will leave it impossible for 
him to meet his November 1 deadline, and that if he cannot make that, then he might lose 
out.  He said he values their recommendations; he just has to figure out a way to fit it into 
his timeline.  Mr. Byers told him not to be discouraged   Ms. Rogers asked Mr. Smida 
what his role is with this project.  He replied that he is a partner and that this is their first 
experience with building such a facility.  He said they had concerns about putting up a 
domed roof and if it would work in this climate, but that they studied it and found the 
technology today makes it possible.  He said he expects to get 30+ years out of the domed 
roof.  Ms. Rogers said they also have to be concerned that buildings do get sold and that 
the use of the building might change. Mr. Smida said the dome would likely cater to a 
single use and so if the property did end up getting sold, it would likely continue with the 
same use.  Mr. Nagardeolekar said if time is a concern, they might want to consider 
setting up another special meeting.  He added that the Code will tell him how to calculate 
occupancy and that he will likely require 30 to 40 feet of doors and a corridor due to the 
size of the space he is envisioning.  This may mean making the building a little larger.  
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He said once the two buildings are attached, then they need to be able to show that they 
can exit 2/3 of the people in the buildings out of the main exit.  The Board discussed the 
possibility of having a June 14 continuation of the discussion.  Mr. Peterson asked about 
the State review process.  Mr. Nagardeolekar said the review process generally takes 
about three to four days.  He suggested once the applicant gets his plans done that he 
have the building inspector sign off on it to show his support.  He also suggested he  
present their occupancy argument in graphic format.   
 

BUSINESS MEETING:  The Board tabled an approval of the November 2, 2006 meeting 
minutes until the next meeting. 
 
The meeting was adjourned at 9:15 p.m. 
 
Respectfully submitted, 
 
 
 
Annie Gentile  
Clerk 
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