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MEMORANDUM 
 
Date:  December 3, 2025 

To:  Joseph Brunning, P.E. 
Fellenzer Engineering, LLP 

From:  Stephan A. Maffia, P.E. 

Re:  Grand Luxury Retreat – Follow-up Responses 

 

Provided below and attached are my responses to the December 2, 2025 review letter from Colliers 
Engineering regarding the traffic study for the subject development.   

1. The heavy vehicle data was taken from the State DOT website.  A screen-shot from that 
source is attached. 

2. Noted. 
3. Noted. 
4. The trip generation for the sensitivity analysis is attached showing the number of trips 

generated during all three study time periods.  The resulting build volume figures (also 
attached) confirm that the Friday PM peak hour is the critical analysis period. 

5. Noted. 
6. During special events, if needed, the site management will employ staff monitors to direct 

guests to parking areas and to ensure orderly traffic flows entering, circulating and exiting 
the site. 

7. Noted. 
8. Noted. 
9. The parking monitoring describe in No. 6 above will be the main feature of a Traffic 

Management Plan, and will be included in the site plan. 
10. The sight lines will be added to the plans. 
11. Any work anticipated on Tannery Road will be included in the plans. 
12. Noted. 
13. Noted. 
14. Noted. 
15. Noted. 
16. Only one Figure was misplaced – Figure 10 for the Sensitivity Analysis.  Note the Figures 

10-S, 11-S and 12-S are attached. 
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Trip Generation - Maximum Banquet Seating - All Peak Periods

ENTRY EXIT ENTRY EXIT ENTRY EXIT

LODGING 10 10 11 9 10 10

SPA 2 7 5 8 12 21

RESTAURANT 20 8 17 15 14 10

RESTAURANT ADJUSTED FOR 15% 
INTERNAL CAPTURE 20 8 17 15 14 10

BANQUET HALL 68 6 68 6 68 6

TOTAL NEW 100 31 101 38 104 47

PM NIGHT SATURDAYPM EVENING
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