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FINAL  MINUTES 

BOLTON PLANNING & ZONING COMMISSION 

PUBLIC HEARING 

7:30 PM, WEDNESDAY, JUNE 20, 2012 

BOLTON TOWN HALL, 222 BOLTON CENTER ROAD 

 

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

   Arlene Fiano, Adam Teller, David Treadwell (Alternate),  

   Carl Preuss (Alternate) 

Members Absent: Loren Otter, Jim Cropley 

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

Mills, Recording Secretary; Attorney Mark K. Branse of Branse, Willis & Knapp; 

Bob Morra, Bolton Lakes Regional Water Pollution Control Authority; Richard 

Treat; Daniel Buckson; Rosemary Hathaway; Milton Hathaway; Raymond Hardy; 

Peter Henry; Richard Hayes and others. 

 

 Chairman E. Luntta called the meeting to order at 7:48 p.m. 

 

 Alternate C. Preuss was seated for Jim Cropley and Alternate David Treadwell was seated for 

Loren Otter. 

 

Chairman E. Luntta read the Public Hearing Notice: 

 

Notice of Public Hearing 

Bolton Planning & Zoning Commission 

 

The Bolton Planning and Zoning Commission will hold a Public Hearing on Wednesday, June 

20, 2012, at 7:45 PM in the Bolton Town Hall, 222 Bolton Center Road, to consider amendments 

to the Bolton Zoning and Subdivision Regulations proposed by the Commission for the general 

purpose of implementing the Route 44 Strategic Corridor Plan. This hearing is continued from 

the Commission’s June 13, 2012 Regular Meeting, and pertains to the following: 

 

1. Amendments to the Bolton Zoning Regulations, specifically, the Table of Contents, 

Sections 2, 3, 4, 6, 7, 8, 9, 11, 15, 16A, and 18, all in connection with the creation of the 

Gateway Mixed Use Industrial Zone (GMUIZ), the Rural Mixed Use Zone (RMUZ), the 

Incentive Housing Overlay Zone (IHOZ) along portions of Route 44, extending from the 

Manchester Town line, to the Coventry Town line ; the implementation of Low Impact 

Development (LID) regulations; the creation of flexible parking standards; changes 

throughout the Regulations to create internal consistency with the new zoning districts; 

and the elimination of reference to a Route 44 Moratorium. 

2. The addition of Bolton Architectural and Site Design Guidelines as an appendix to the 

Bolton Zoning Regulations 
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3. References in the Zoning Regulations to a Concept Plan, which will be added as an 

appendix to the Regulations as a guide to development within the GMUIZ, RMUZ, and 

IHOZ. 

4. Amendments to the Bolton Zoning Map to reflect the location of the proposed GMUIZ 

and RMUZ zoning districts, and the IHOZ. 

5. Amendment to the Subdivision Regulations, Section 3.13 to eliminate reference to the 

Route 44 Moratorium. 

 

These amendments are comprehensive in scope and difficult to summarize. Interested parties are 

urged to review the proposed text in its entirety. Interested parties may inspect the above 

regulation amendments, zoning map revisions, design guidelines, and concept plan at the Bolton 

Land Use Office, Town Hall, 222 Bolton Center Road, Bolton, or at http://bolton.govoffice.com/ 

. 

Dated at Bolton, CT this 15
th

 day of June, 2012 

Eric Luntta, Chairman 

 

John Pagini, AICP, Director of Community Development, began by summarizing where we are 

in this process by presenting a Chronology of Mixed Use and High Density Housing on Route 44 

and Authorization of Sanitary Sewers, which was handed out to the Commission Members. April 

23, 2003 was the date when the Bolton Lakes Regional Water Pollution Control Authority was 

created. Mr. Pagini has reviewed our Draft Regulations and has confirmed that everything that 

we are proposing falls under the Pollution Control Authority agreement. Mr. Pagini went over 

proposed changes to the Draft Regulations in Sections 2, 3, 4, 6, 7, 8, 9, 11, 15, 16A, and 18. 

Commission members had a few questions about the proposed changes which were addressed by 

Mr. Pagini and Atty. Mark Branse. Some of the draft language was further edited after 

discussion. Mr. Pagini stressed that he and Atty. Branse didn’t try to address everything brought 

up at the Public Hearing last week. They wanted the Commission’s input so it is good that this is 

being discussed tonight. Mr. Pagini entered for the record the following correspondence: an 

email from Joel Rosenlicht which he read aloud; a letter from Daniel Buckson, and a response to 

Mr. Buckson’s letter by Attorney Branse. Mr. Buckson is in attendance tonight, and Mr. Pagini 

went ahead and discussed some of his questions about Design Guidelines, the Town of 

Manchester, and IHOZ. Lengthy discussion ensued among Commission members and Attorney 

Branse about IHOZ zones and State Statute 8-30(g) concerning affordable housing (the State of 

CT wants 10% affordable housing in each town). Bob Morra, Bolton Lakes Regional Water 

Pollution Control Authority, spoke up to clarify a few questions about sewer regulations. 

 

Chairman Luntta asked if any Commission members have any comments or questions. There 

were none. Chairman Luntta then told the Public that anyone who wants to speak can do so at 

this time. 

 

http://bolton.govoffice.com/
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Rosemary Hathaway, 40 Quarry Road, asked about areas along the Hebron line. She thought that 

the Commission was just talking about Route 44 in terms of the Guidelines. Mr. Pagini said that 

these Guidelines will apply to other areas in town. She thinks that the Public should have been 

notified that these would be applicable to other areas in town. Mr. Pagini said he would review 

the notices and Guidelines to determine that they informed the public adequately. 

 

Milton Hathaway, 40 Quarry Road, has the same concern as Mrs. Hathaway, but he is repeating 

it because of concern about Railroad Brook complying with Open Space areas and how it would 

be regulated. Mr. Pagini clarified that Railroad Brook and other sensitive areas were mentioned 

because of LID concerns. Strict regulations are needed to protect these areas through Low 

Impact Development measures. Mr. Hathaway wants other definitions clarified on these issues. 

He also wants to comment on whoever is developing a site needing to be responsible for the 40% 

that is set aside for Open Space. He thinks there should be limits on the responsibility of the 

developer. He also commented on the no cutting of trees regulation vs. farming (some cutting of 

trees and control of lumber is needed). Mr. Pagini spoke up to clarify that The Open Space 

Regulations are not being amended. The only thing that is changing there is the numbering of the 

section.  

 

Bob Morra, 15 Tinker Pond Road, asked about page 8-6 (Section 8C.2.b.6) concerning 

restaurants with outdoor seating as an add-on to the regulations. Mr. Pagini said that yes, these 

uses are new and tailored to the zone. Mr. Morra wants to know if it would include commercial 

zones on Route 6 also. Mr. Pagini said no, we are just doing Route 44 for now. Mr. Morra wants 

it considered for Route 6. The Commission stated that the Route 6 Working Group is indeed 

considering that. Mr. Teller, who is a member of the Route 6 Group, said that lots of what we’re 

developing here for Bolton will also be incorporated into the Route 6 plan. Mr. Morra asked 

about the Guideline Criteria, and asked how many Guidelines there are, and how they would 

apply to different businesses. Mr. Pagini said there are different Chapters within the Guidelines 

that concern different uses. Mr. Pagini explained how the Guideline process will work with 

applicants. 

 

Raymond Hardy, 3 Brandy Street said he had a question on the history. The OPM findings and 

recommendations July 16, 2010 in reference to Mr. Taylor’s application. Mr. Pagini said that 

was about a specific application and doesn’t apply to our proposed Draft Regulations. He had a 

question about 300-ft limit for sewers. Bob Morra, Bolton Lakes Regional Water Pollution 

Control Authority, spoke about the commercial zone changes and how the Sewer Authority 

worked with OPM to incorporate that zone into the sewer project. Mr. Pagini said he and Bob 

have been working closely with DEEP on these Aquifer Protection Areas. Mr. Taylor asked 

again about the Taylor history. Adam Teller responded in answer to his questions. That is one of 

the reasons that LID is incorporated into our new Draft Regulations, which will be regulated by 

the State. 
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Peter Henry, Holmes & Henry Associates, 2179 Boston Tpke., Coventry, asked about Unified 

Village-style Development, whose definition says it is to be designed with mixed uses, which 

could include residential. He would like the definition clarified. He then spoke about Section 

9B.7.b on page 9-9 having to do with residential on the upper floor. He is concerned that 75% is 

too high a number for Bolton. Jeffrey Scala asked for a suggested alternative. Mr. Henry said 

maybe 50%. There is a waiver provision, but Mr. Henry said that the problem with waivers is 

that in designing something, it would mean that the applicant would have to come before the 

Commission to get a waiver before designing. He then mentioned Section 9B7.c.2.a on page 9-

10 about 2nd floor issue needing a waiver. He then spoke about Section 1-1 of the Guidelines, 

and that applicants “shall conform in accordance with the Design Guidelines.” He finds this 

troublesome. Mr. Henry then mentioned green roofs and outdoor dining which is pretty tough on 

a 12% pitched roof. Mr. Henry then spoke about an issue with Mr. Taylor regarding signs, but 

since Mr. Taylor is not here this should be discussed at a later date. Mr. Scala asked if there is a 

specific issue on the signs. Mr. Henry said it was a sign size issue. He thinks there should be 

some flexibility for a developer who wants to do a good project. 

 

Daniel Buckson, 12 Shady Lane, thanked the Commission and Mr. Pagini for addressing his 

questions from last week. He reiterated that the Guidelines are subjective, and will be decided on 

a case-by-case decision by the Commission, but there is enough vagueness that there will be 

legal challenges, since these are “Guidelines” and not Regulations. Mr. Buckson then spoke on 

the Public Hearing issue. He believes there should be another Mandatory Public Meeting once 

the details are finalized. He says this Public Hearing was on the general concept. He also wanted 

to ask about Manchester being “happy” about the development next to their watershed. Mr. 

Pagini clarified that Manchester seems satisfied that Bolton will be protecting their aquifer. Mr. 

Buckson then asked about septic/sewer issues in reference to development outside the sewer 

service area. Mr. Pagini clarified that only two areas, Cider Mill Village and one small lot near 

Simoniz, may be outside the sewer service area. The Commission will look into this. Mr. 

Buckson said that his last question is about limitations for development along the sewer line. Mr. 

Pagini said that we will be following the ordinance which established the Regional Water 

Pollution Control Authority  which requires that densities be based on the ability of the soils to 

support a septic system. Bob Morra, Bolton Lakes Regional Water Pollution Control Authority, 

further explained that the restriction is based on the capacity to handle a flow that the Town of 

Manchester will accept. Mr. Morra mentioned that everything they have now is just theoretical 

and based on formulas. Once they have a history in 3 years, the Authority can make changes and 

decisions based on the history. Attorney Branse explained the governance of zoning. Mr. 

Buckson asked for further explanation about perc rates, flow rates and density of development, 

which was discussed and answered by Mark Branse and Adam Teller. Mr. Teller thanked Mr. 

Buckson for his insightful questions in his letter, which has helped the Commission. 
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Richard Hayes 139 Vernon Road mentioned that CGS 8-30(g) has been a statute since 1990. He 

thanks the Commission for all of their hard work, which he appreciates. He asked Mr. Pagini for 

a better definition of “residential” within the Regulations. He asked how the Regulations would 

apply if you had a parcel of land both within and outside of the sewer district. Mr. Pagini said he 

would look into that, but believed that it can be done. He believes that there needs to be more 

flexibility in the Regulations based on the economy. Mr. Hayes expressed concern about Mr. 

Pagini’s response about needing an index to answer a question brought up last week. Mr. Pagini 

said that he believes Mr. Hayes misunderstood his comment. Mr. Branse defended Mr. Pagini. 

Mr. Hayes summarized by saying he thinks we need more flexibility and to look for reasons to 

accept applications, and not deny them, in order to encourage economic development. 

 

Chairman Luntta stated that if a majority vote decides to close the Public Hearing tonight, this 

may be the last chance for the public to speak on this issue. Nobody else from the public chose to 

speak. 

 

Tom Manning asked again about how housing is going to be incorporated into the IHOZ zone. 

Mark Branse addressed the issue and spoke about inclusionary zoning regulations, and ways to 

incorporate incentive housing without waiting for OPM approval. He has a problem with the 

process, and thinks there is a need for a separate Public Hearing on this. In order to incorporate 

this, we will have to do some scrambling in order to adopt this before the moratorium. He did not 

draft it with the understanding that it would be adopted in one week. A multi-family special 

permit process may be more useful in this case, and he has many models which Bolton could 

use. 

 

Mr. Preuss then asked a question about whether large parcel applications would need more than 

one plan in relation to Open Space. Mr. Pagini said you only need one plan. You only have to go 

to the Regional Planning Agency for Regulation Amendments, Rezonings, Plan & Development 

changes, parcels split between 2 towns, and developments within 500 ft of a town line. 

 

Mr. Pagini presented 3 photos for the record of Main Street on Nantucket, which shows a large 

building which takes up a whole block, with multiple articulated facades, etc. He believes this 

example is illustrative of how such a large building can be done very tastefully. 

 

Mr. Teller asked Mr. Branse that if IHOZ is not recommended to be acted on, can we take that 

Section out easily? Mr. Branse said that everywhere it appeared that it was referenced as “if 

adopted”, so that should be okay. But you could not have residential in a mixed use zone in the 

interim. Mr. Branse said that the Commission can adopt the IHOZ in the future once the OPM 

approves it. Discussion ensued on this issue. Mr. Teller is wondering where we are in terms of 

the Public Hearing, given that it looks like there will be many changes to the Draft Regulations. 

If the Commission tables Section 7B, they could adopt the rest of it, and take a look at the rest of 
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the Regulations, and then adopt 7B at a future date. Mr. Manning asked if we can adopt this and 

work around the housing issue with overlay zones. Attorney Branse said he doesn’t think this 

should be rushed through. There should be a Public Hearing later on 7B and there would just be 

a month or so lag where there would be no residential. 

 

Mr. Pagini is concerned that Jeffrey Scala was not at the June 13 Public Hearing, and needs to 

listen to the tape in order to be able to be involved in deliberations and voting. Moving into 

deliberations at this time would exclude him from being seated and involved in deliberations and 

voting. 

 

Mr. Branse spoke to the concerns about the legal enforceability of Design Guidelines. The idea 

behind the Guidelines is to provide greater guidance to the developers. 

 

Discussion ensued about adding a Special Meeting to deliberate and vote before the moratorium 

date. Mr. Scala clarified that he can ask questions of staff as long as he doesn’t bring anything 

new. This was verified by Mr. Pagini and Attorney Branse. Thomas Manning made a motion to 

close the Public Hearing. Jeffrey Scala seconded, and the motion passed unanimously (7-0). The 

Public Hearing was closed at 10:22 p.m. 

 

 

 

Respectfully Submitted: 

 

 

 

 

 

Karen Mills 

Planning & Zoning Board Clerk 

 

Addendum:      

Materials entered into the record at the public hearing for Route 44 Zone Changes on 6/13/12: 

1. Route 44/Bolton, Connecticut Strategic Corridor Plan (approved as a part of the Bolton 

Plan of Conservation and Development) 

2. Housing Needs Assessment dated February 23, 2011 

3. Proposed Amendments (package with cover dated June 13, 2012) 

4. Amendments summary sheet 

5. Revisions approved at the PZC’s May 2012 workshop and further revisions 

recommended by the /director for internal consistency and clarity 
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6. Memo from John Pagini to PZC dated June 1, 2012 re: Best Management Practices in 

Public Water Supply Watersheds 

7. CRCOG Referral dated 5/11/12 

8. WINCOG Referral form dated 5/11/12  

9. Report from Capitol Region Council of Governments dated May 18, 2012 

10. Report from Windham Council of Governments dated June 6, 2012 

11. Concept Plan Accompaniment dated May 15, 2012 

12. May 14, 2012 letters to Bolton, Andover, Glastonbury, Manchester, Vernon, Hebron and 

Coventry Town Clerks, with attachments 

13. Affidavit of Publication of Public Hearing Notice from Hartford Courant dated June 8, 

2012 

14. E-mail from Joel Rosenlicht to John Pagini dated June 12, 2012 

15. Contacts concerning financing of mixed use dated 5/29/12 

16. A Rise in Downtown Living, Brookings Institute, 1998 to 2010  

17. Updated preliminary survey: A Rise in Downtown Living; Living Downtown: An 

Unexpected Kind of Urban Revival 

18. Oh, the Places We’ll Grow, Long Island Index, January 21, 2010 

19. The Next Real Estate Boom, Brookings, November 11, 2010 

20. CT Professional Planner List Serve Report, June 11, 2012 

21. Power Point presentation – John Pagini, June 13, 2012 

22. Michael Taylor Photos submitted 6/13/12 

23. June 14, 2012 email to John Pagini from Joel Rosenlicht 

24. Comments from Jeffrey Wyszynski (annotated Design Guidelines) 

25. Letter from Dennis Goderre to John Pagini re: changes to Design Guidelines 

26. Design Guidelines Revised June 19, 2012 

27. Letter from Daniel Buckson dated June 18, 2012 

28. Email from Bob Morra dated June 19, 201 

29. Email from Mark Branse dated June 19, 2012 


