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MINUTES 

BOLTON PLANNING & ZONING COMMISSION 

REGULAR MEETING 

7:30 PM, WEDNESDAY, APRIL 18, 2012 

TOWN HALL, 222 BOLTON CENTER ROAD 

 

 

Members Present: Eric Luntta, Tom Manning, Jeffrey Scala, Arlene Fiano,  

   Carl Preuss (alternate), David Treadwell (alternate) 

Members Absent: Loren Otter, James Cropley, Adam Teller  

Others Present:  John D. Pagini, AICP, Director of Community Development 

   Jim Rupert, Zoning Enforcement Officer 

   Karen Mills, P & Z Board Clerk 

   Dorian Famiglietti, Esq., Representing NetSource 

   Sam Sirois 

      

Chairman Eric Luntta called the meeting to order at 7:35 p.m. Carl Preuss 

(alternate) was appointed for Loren Otter. David Treadwell (alternate) was 

appointed for Adam Teller.  

 

1. Approval of Minutes: 

a. March 14, 2012 Special Meeting 

A motion was made by Jeffrey Scala to approve the minutes as written. The 

motion was seconded by Arlene Fiano and was approved unanimously (6-0). 

 

b. March 21, 2012 Public Hearing 

A motion was made by Carl Preuss to approve the minutes as written. The 

motion was seconded by Arlene Fiano and was approved unanimously (6-0). 

 

c. March 21, 2012 Regular Meeting 

A motion was made by Jeffrey Scala to approve the minutes as written. The 

motion was seconded by Arlene Fiano. Discussion: Carl Preuss mentioned 

that since the vote was so close on the storage facility, he wonders if the 

dissenting votes should be listed in the minutes. A short discussion ensued. 

Mr. Pagini said that the motions filed with the Town Clerk list the dissenters, 

so they don’t have to be mentioned in the minutes. The Commission decided 

to let the motion stand. The motion was approved unanimously (6-0). 

 

2. Residents’ Forum (Public Comment) 

None. 

 

3. Report of the Zoning Enforcement Officer 

Jim Rupert presented his report in written form to the Commission. He spoke 

about issues at the following addresses: 35 Rocco Road, 14 Riga Lane 208 

Hebron Road, 2 School Road, 8 School Road and 61 Vernon Road.  
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4. Old Business 

a. Application of Alex Ansaldi for a Special Permit pursuant to BZR, § 3A.13 to 

construct a barn (accessory building) on a lot with no principal structure at 40 

Luck’s Way. 

 

Mr. Pagini said he made an effort in the draft motion handed out to the 

Commission to address what was discussed in the Public Hearing. He wants to 

make clear that Mr. Ansaldi has committed to construct the driveway at 10% 

grade and he will pave it, so we don’t need the extra requirements that we 

would have if it exceeded 10%. This means that he will need to reconstruct 

the driveway, constructed at or about 15%. The Commission members 

reviewed the draft motion.  

 

Tom Manning made the following motion: 
MOVED, that the Bolton Planning & Zoning Commission does hereby approve an 

application of Alex Ansaldi to construct an accessory structure (barn) without a principal 

building at 40 Luck’s Way (Assessor’s Map #23, Lot # 14B), pursuant to Section 3A.13 

of the Bolton Zoning Regulations, subject to the map listed in Appendix “A” as it may be 

modified by the conditions herein; in accordance with the Exhibits listed in Appendix 

“B”; in accordance with testimony received during a public hearing held and closed on 

March 21, 2012, and in accordance with the following conditions: 

1. No building permit shall be issued until such time as the Mylar of the approved plan 

has been filed in the office of the Bolton Town Clerk, and the special permit has been 

recorded in the Bolton Land Records. 

2. The plans shall be amended as follows: 

a. Inclusion of a copy of the Special Permit approval letter on the Mylar plans. 

b. The Bolton Land Trust property shall be represented as existing rather than “to 

be conveyed”. 

3. All work associated with this site plan shall be completed within five years of this 

approval, or no later than April 18, 2017. 

4. This Special Permit shall be recorded on the Bolton Land Records in accordance with 

CGS, Section 8-3d, and shall not be effective until such recording. 

5. The proposed structure shall be limited to accessory use by the occupants of the 

principal residence in a manner consistent with the statement of use. There shall be 

no commercial use of the structure including, but not limited to, rental of any part of 

the structure. However, once the principal structure has been approved for 

occupancy, the applicant is free to apply to the PZC for approval of a customary 

home occupation pursuant to Section 6A8 of the Zoning Regulations.  

6. The driveway shall be constructed as indicated on the approved plans, and shall be 

constructed prior to the issuance of a certificate of occupancy for the principal 

structure. The applicant may maintain a gravel driveway in connection with the 

accessory structure, provided it is graded to a10% gradient or less, and is deemed 

stable by the Building Official / ZEO and the Highway Supervisor. The Building 

Official / ZEO may require the driveway to be paved should he determine that the 

driveway is unstable and prone to erosion. 

7. The applicant shall install any iron pins which have not been set as required in a 

Resubdivision Plan of Gerald Rothman, Jr. prepared by Design Professionals revised 
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to 1/17/2007, approved by the PZC on August 3, 2007, and recorded as a Mylar plan 

on August 9, 2007. 

 

The Commission hereby waives any and all requirements of Section 16 designated as 

“not required” in an application completeness checklist by John D. Pagini, AICP, dated 

February 14, 2012, and finds that the application is compliant with the standards of 

Section 16A and 16B. 

 

Appendix A and B are referenced and attached here and are a part of the motion: 

 

 Appendix "A" 

Special Permit Application of Alex Ansaldi 
Maps 

 

Prepared for Alex Ansaldi 

Lucks Way, Bolton, CT 

Design professionals, South Windsor, CT 

Date: 3/31/11, revised 2/13/12 (barn); revised 3/13/12 (town staff comments) 

Scale: 1” = 40’, Sheet 1 of 2 

 

and 

 

Prepared for Alex Ansaldi 

Lucks Way, Bolton, CT 

Design Professionals, South Windsor, CT 

Date: 3/31/06 

Scale: none, Sheet 2 of 2 

 

Appendix “B” 

Exhibits 

1. Application for Special Permit dated February 1, 2012 with attached deed for 

property, checklist, Assessor’s Card (internet), and Statement of Use  

2. B-100A application dated 2/7/12 and Health District approval dated 2/13/12 

3. Hand drawn plans (11” x 17”) and elevations of c. 1850 English style barn 8 pages 

4. Application completeness checklist by John D. Pagini, AICP dated February 14, 

2012 

5. March 18, 2012 staff report 

6. September 16, 2009 letter from Joe Dillon to PZC 

7. Slides / photos presented by John D. Pagini, AICP at the public hearing. 

8. Abutter notice return receipt cards for surrounding abutters 

9. Affidavit of applicant concerning placement of public hearing notice sign. 

10. September 13, 2012 map color enhanced for public hearing 

 

The motion was seconded by Carl Preuss. Discussion: Mr. Luntta raised his 

concern about allowing anybody to do this on an open parcel of land without a 

primary residence. He wants this issue to be discussed in the future to make it 

stricter so that if we do allow this it can’t be just for the sake of storage. He will 

not support this motion. Carl Preuss asked Mr. Luntta if he doesn’t believe that #5 
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in the motion covers his concern. Mr. Luntta said no.  The motion passed (5-1-0) 

with Eric Luntta the dissenting vote. 

 

 

b. Application of NetSource, Inc. for an amendment to the Zoning Regulations to 

allow light manufacturing as a special permit use in a Neighborhood Business 

Zone, provided the facility and use was in existence as of the adoption of the 1995 

Zoning Regulations. 

 

Mr. Pagini reviewed the proposed amendments and addressed specific issues 

which were concerns of the Commission members at the Public Hearing. 

Discussion ensued about the term “abut” and what it means/what the intent is 

within the Regulations. Mr. Pagini says we need guidance in terms of what 

distance from a parking lot triggers the need to have landscaping. Mr. Luntta says 

he is not in favor of changing the Regulations just for one business. He stated that 

the Regulations were written for this Neighborhood Business Zone for a reason. 

The next step, if this amendment passes, would be a Special Permit, where the 

applicant would have to provide plans for further review by the Commission. Mr. 

Manning asked if we can include light manufacturing in a NB Zone through 

Special Permit Applications. Mr. Pagini stated that there may be a scope issue, 

because it would allow light industry in all NB zoned areas, rather than just on 

West Street. Discussion ensued about non-conforming uses. Mr. Scala again 

brought up his concern about spot zoning. He’d rather make changes that would 

be effective town-wide. Mr. Pagini reminded the Commission about what the NB 

Zone was intended to be – small scale neighborhood business. He stated that light 

manufacturing may not fit in, and may overwhelm a neighborhood, citing the two 

large parcels at the NB zoned are in question. Mr. Scala maintained that during 

the Special Permit process, the Commission has the power to deny an application 

based on any adverse impact on the NB zone. Eric Luntta also raised the issue 

about light manufacturing and hours of operation, which might include two or 

three shifts. Mr. Pagini suggested that maybe the Commission should consider 

allowing cottage industries, which are a form of light manufacturing more in scale 

with the NB zone.  

 

 
 Tom Manning made the following motion: 

 

MOVED, that the Bolton Planning & Zoning Commission does hereby approve 

amendments to the Bolton Zoning Regulations, Section 2, Definitions, and 

Section 8B, Neighborhood Business Zone for the purpose of allowing Light 

Manufacturing in an NB zone, as follows on a draft dated April 10, 2012, as 

follows: 

 

Amendment to Section 2 – Definitions 
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Add: Manufacturing, Light - The manufacture, predominantly from previously 

prepared materials, of finished products or parts, including processing, 

fabrication, assembly, treatment, packaging, incidental storage, sales and 

distribution of such products, but excluding basic industrial processing and 

manufacturing from extracted or raw materials into finished products. 

 

Amendment to Section 8 – Neighborhood Business Zone 

 

Add to Section 8B.2.b Special Permit Uses: 

 

17.  Any Light Manufacturing, subject also to the Additional Conditions set forth 

in Section 8B.3. 

 

Add to Section 8.B.3 Additional Conditions: 

 

8B.3.d.  Any Light Manufacturing use approved per Section 8B.2.b.17 above, 

shall require the approval of a Site Plan and Special Permit, pursuant to Section 

16 of the Regulations, and the following additional conditions shall apply: 

 

 1.  Design/Operational Standards: 

 

  a.  Notwithstanding the provisions of Section 8B.3.a to the 

contrary, not more than 150 employees shall be engaged in the Light 

Manufacturing use upon the premises provided the applicant demonstrates, via a 

baseline traffic analysis, that the proposed number of employees will not cause 

undue congestion or adverse impact on traffic in the surrounding area.  For 

purposes of this subsection, a baseline traffic analysis shall measure the existing 

background traffic at the time application is made for a Special Permit, shall 

include projections as to the anticipated number of employees, their average 

arrival and departure times and their expected travel routes, and shall include a 

professional opinion as to whether there will be any negative impact upon traffic 

in the surrounding area.  In the event of any subsequent change in the nature of 

the Light Manufacturing use or expansion of said use, the applicant shall make 

application to modify said Special Permit and shall demonstrate, via an updated 

baseline traffic analysis, that said change or expansion will not cause undue 

congestion or adverse impact on traffic; 

 

  b.  There shall be no outdoor storage of goods or materials 

accessory to this use on the premises; 

 

  c.  There shall be no use of hazardous substances or materials, as 

defined by and federal or state law related to health, safety or environmental 

protection, in the manufacturing processes conducted on the premises.  The 

preceding sentence shall not be deemed to prohibit the storage and use of heating 

fuels or fuels associated with emergency power generation in accordance with 

best management practices; 
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  d.  Any new building(s) or structure(s) that may be constructed in 

connection with the Light Manufacturing use shall be harmonious with the 

surrounding area. 

 

  e.   Any development under this section which occurs after the 

effective date of this section shall be subject to all other requirements of these 

Zoning Regulations, including, but not limited to, the requirements of Section 

15H and Section 16A3q. However, solely with respect to this section, the 

Commission may interpret the term “abut” in Section 15H to limit the extent of 

the buffer required to reasonably protect nearby residential properties and uses. 

Further, the Commission may substitute other landscape elements other than those 

cited in Section 16A3q.4 to accomplish the buffer requirements at the street line. 

  

In approving these amendments, the Commission finds that they are consistent 

with the Plan of Conservation and Development. The effective date of this 

amendment shall be May 13, 2012. 

 

The motion was seconded by Jeffrey Scala. Discussion: Mr. Pagini asked if the 

Commission really wants to delete section d. of the latest draft which restricts 

building and impervious coverage. Mr. Manning said that he thinks that can be 

covered under Special Permit review. Mr. Luntta brought up his concern again 

about hours of operation. The motion passed unanimously (6-0). 

 

5. New Business 

a. Release of Maintenance Bond: High Ridge Farm Subdivision, School 

Road 

Mr. Pagini recommended that this issue be tabled. There are still issues to be 

addressed at this site involving road collape around a catch basin, and 

underdrains at a number of Catch basins., and the work has not been done. Mr. 

Rupert confirmed that he was in the neighborhood today and there was no 

activity. A short discussion ensued. Jeffrey Scala expressed his concerns from 

an engineer’s standpoint about these catch basin/water table/road issues. Jeffrey 

Scala made a motion to table the Release of Maintenance Bond: High Ridge Farm 

Subdivision, School Road. Arlene Fiano seconded the motion and it passed 

unanimously (6-0). 

 

6. Other Business 

None. 

 

7. Correspondence 

Comprehensive Site Compliance Evaluation 

 

8. Adjournment 

A motion to adjourn was made by Arlene Fiano and seconded by Eric Luntta. The 

motion passed unanimously (6-0) and the meeting was adjourned at 8:58 p.m. 
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Respectfully Submitted: 

 

 

 

 

 

Karen Mills 

Planning & Zoning Board Clerk 


