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FINAL MINUTES 

BOLTON PLANNING & ZONING COMMISSION 

SPECIAL MEETING 

6:30 PM, MONDAY, JUNE 25, 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; Joe Diminico 

 

Chairman Eric Luntta called the Special Meeting to order at 6:35 PM. Carl Preuss was appointed 

for Loren Otter; David Treadwell for Jim Cropley. 

 

The record will reflect that Jeffrey Scala listened to the tape of the June 13, 2012 Public Hearing 

prior to the June 20th and June 25th meetings. 

 

1. Amendments to the Bolton Zoning and Subdivision Regulations proposed by the 

Commission for the general purpose of implementing the Route 44 Strategic Corridor 

Plan, as follows: 

a. 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. 

b. The addition of Bolton Architectural and Site Design Guidelines as an appendix 

to the Bolton Zoning Regulations. 

c. 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. 

d. Amendments to the Bolton Zoning Map to reflect the location of the proposed 

GMUIZ and RMUZ zoning districts, and the IHOZ. 
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e. Amendment to the Subdivision Regulations, Section 3.13 to eliminate reference to 

the Route 44 Moratorium. 

 

Mr. Luntta opened the meeting by saying that John D. Pagini, AICP, Director of Community 

Development, has put together a revised draft, dated 6/25/12, with the proposed changes based 

upon recent meetings and the Public Hearing record. He also has included Appendix A, 

“Amendments to the Bolton Zoning Regulations and Zoning Map associated with the 

implementation of the Route 44 Strategic Corridor Plan, including, but not limited to, the 

creation of a Gateway Mixed Use Industrial Zone (GMUIZ), and Rural Mixed Use Zone 

(RMUZ); amendments throughout the Regulations cited below to create consistency and 

continuity,” and Appendix B, “Public Hearing Exhibits.” Mr. Pagini has also drafted a motion. 

Mr. Pagini handed out copies of the pertinent sections of the draft regulations with suggested 

changes and notes in the margins. He thinks we should review these from beginning to end 

tonight. He is going to dwell mostly on issues brought up during the Public Hearing. Mr. Pagini 

then began guiding the Commission through the changes. The first issue addressed was changes 

needed due to IHOZ being tabled. A simple definition of Mixed Use was added. A few wording 

and grammar edits were made. The Commission quickly went through Sections 2-7. Then Mr. 

Pagini began reviewing Section 8. On page 8-5, he added, per the suggestion of Atty. Mark 

Branse, some simple wording to incorporate residential into this draft, before IHOZ is added. 

This addition is in 8A.2.b.17. Mr. Pagini then realized that this needs to be moved to page 8-7, 

under RMUZ as 8C.2.b.22. A discussion followed, and the Commission decided that we need a 

definition of Affordable Dwelling. Mr. Scala proposed the following definition after referring to 

the Statute. The definition will read:  “Affordable Dwelling: A housing unit that will be 

conveyed by deed containing covenants or restrictions which shall require that, for a 40-year 

period after the initial occupation of the unit, such unit shall be sold or rented at or below prices 

which will preserve the units as housing for which persons and families pay 30% or less of their 

annual income, where such income is less than 80% of the Median Income. Median income shall 

be defined as the lesser of the State Median Income, or the Area Median Income for Bolton as 

determined by the U.S. Department of Housing and Urban Development, after adjustment for 

family size.” Discussion then moved on to page 8-12, Upper Floor Uses (8C.7a.3). Mr. Pagini 

provided a suggestion for new language which increases flexibility. Discussion ensued, and the 

draft language was altered. Mr. Teller was concerned about using the language “strongly 

encouraged,” which is not enforceable. He thinks we either need to make it an enforceable 

regulation, perhaps adding wording like “so as to be readily convertible to residential 

occupancy,” or we need to strike it. After lengthy discussion, the Commission decided to reserve 

sections 8C.7.a.2 & 8C.7.a.3 for now. The discussion then moved on to page 8-13, Two-Story 

Buildings. After some discussion, the Commission agreed to accept Mr. Pagini’s draft language 

for Section 8C.7.a5. The Commission then reviewed page 8-14 changes about parking 

requirements, and changed the language slightly to “may” vs. “shall.” Mr. Pagini then reviewed 

draft changes to Section 9. A few small edits were made, and Sections 9.B.7b and 9.B.7c about 
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First Floor and Upper Floor Uses will be Reserved. Discussion ensued about 9.B.7d concerning 

Maximum Building Coverage. Most Commission members do not want to limit building size 

within the regulations. The Design Guidelines are strong enough to keep developers within what 

the Commission thinks will be good for Bolton. Mr. Teller thinks that keeping a limit, even if it 

is a high limit, will help prevent a big box situation. Mr. Luntta agrees that there should be a 

number. The Commission agreed to put in 75,000 sq. ft. maximum. Section numbering 

corrections were made. Mr. Pagini then moved the review to Sections 11 & 15. All changes there 

were agreed on by the Commission, although Mr. Teller pointed out a numbering change needed 

in Section 15. Mr. Pagini moved to Section 16. The Commission agreed with Mr. Pagini that this 

section is fine without adding further definitions. A short discussion ensued about Stormwater 

Management Requirements for Single-family Lot Development. The Commission agreed to Mr. 

Pagini’s proposed language. Mr. Pagini moved on to Section 18 (Signage). Mr. Teller mentioned 

that the page numbering needs to be fixed on this section as well. Mr. Pagini then mentioned that 

he and Dennis Goderre went through concerns brought up by Mr. Henry, and they decided that 

we do not need to make any changes pertinent to Mr. Henry’s comments.  

 

Mr. Teller made the following motion: 

 

WHEREAS, on April 23, 2003, the Bolton Lakes Regional Water Pollution Control Authority 

was incorporated and established a Sewer Service Area encompassing areas abutting the Route 

44 Corridor in Bolton; and, 

WHEREAS, the Bolton Plan of Conservation and Development, effective December 1, 2005, 

contains Goal 5, Policy 3 as entitled: New Business Zone for Route 44 and states that 

“Consideration should be given to creating a new Business Zone to address the greater potential 

for development along Route 44 with the installation of sewers…”, and 

WHEREAS, in 2007, an agreement to extend sewer service was reached with the Town of 

Manchester, and capacity was allocated along the Route 44 Corridor to encourage commercial 

and industrial development to assist the Town to help defray the cost of the sewers; and 

WHEREAS, in 2007 and 2008, the State Office of Policy and Management “OPM” approved a 

grant and process in connection with the creation of a Route 44 Corridor Study, to be 

administered by the Capital Regional Council of Governments; and   

WHEREAS, on May 6, 2008, the Route 44 Corridor Plan and Market Study was adopted by 

Board of Selectmen with a  Guiding Vision and Principles  which state that “Future development 

will …  have a unique character defined by compact, pedestrian friendly mixed residential and 

business districts”, and The Future Land Use Vision Consolidating map depicts low, medium, 

and high intensity clusters which include mixed uses, single family and multi-family residential; 

and mixed use residential and commercial activities, including development at a village setting”; 

and, 
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WHEREAS, in the fall of 2010 the Commission amended its Plan of Conservation & 

Development by adding the Route 44 Bolton, CT Strategic Corridor Plan to said Plan of 

Conservation & Development; and,  

WHEREAS, Incentive Housing or equivalent strategy to provide affordable worker housing is 

intended to be a future component of the GMUIZ and the RMUZ as an Overlay District, pending 

approval, as necessary, from OPM; and 

WHEREAS, the Commission considers it expedient that any development activities within the 

Bolton Aquifer Protection Area, the Lydall Watershed, the Bolton Lakes Watershed, and other 

environmentally sensitive areas require the diligent application of Low Impact development 

measures to treat and manage stormwater; and 

WHEREAS, the Commission feels that a sustainable mixed use approach to development within 

the GMUIZ and the RMUZ is necessary and desirable for the good of the residents of Bolton;  

NOW, THEREFORE, BE IT RESOLVED, that the Bolton Planning and Zoning Commission 

does hereby approve amendments to the Bolton Zoning and Subdivision Regulations as set down 

in Appendix “A”, Appendix “A-1”, and in accordance with Exhibits listed in Appendix “B”, 

both appended hereto; tables Section 7B entitled “Incentive Housing Overlay Zone (IHOZ)”, 

reserving such Section 7B until such time as OPM approves the IHOZ, or until the Commission 

otherwise creates alternative regulations. The Commission further approves amendments to the 

zoning map as depicted on slides 11, 12, 26, and 27 of the power point presentation (Exhibit 21). 

 

The purposes of these amendments are to  

1. Implement the purposes of the Bolton Plan of Conservation and Development; 

2. Implement the Route 44 / Bolton, CT Strategic Corridor Plan;  

3. Implement LID measures and stormwater practices to preserve the water quality and 

environmental value of sensitive areas within the Route 44 Corridor and throughout the 

Town of Bolton; 

4. To create pedestrian and bike friendly mixed use communities; 

5. To encourage sustainable approaches to development along the Route 44 Corridor. 

 

These amendments are effective on June 30, 2012, with the orally listed attachments of 

Appendix A-1 to be added to the already attached Appendix A and Appendix B, both appended 

hereto. Tom Manning seconded the motion, and it passed unanimously (6-0). 

 

Appendix “A” 

 

Amendments to the Bolton Zoning Regulations and Zoning Map associated with the 

implementation of the Route 44 Strategic Corridor Plan, including, but not limited to, the 

creation of a Gateway Mixed Use Industrial Zone (GMUIZ), and Rural Mixed Use Zone 

(RMUZ); amendments throughout the Regulations cited below to create consistency and 

continuity  
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1. Revision to Table of Contents reflecting incorporation of GMUIZ, and RMUZ Zones, 

dated revised June 25, 2012. 

2. Amendments to Section 2, Definitions, adding definitions to terms related to the GMUIZ 

and RMUZ Zones, and to new Low Impact Development (LID) regulation definitions, 

dated revised June 25, 2012. 

3. Amendments to Section 3, General Provisions, creating consistency in regulations due to 

creation of GMUIZ and RMUZ Zones; requiring general adherence to LID Regulations; 

and to create cross reference to sign regulations dated revised June 25, 2012.  

4. Amendments to Section 4, Establishment of Zones, by adding GMUIZ and RMUZ  

Zones, dated revised June 25, 2012 

5. Amendment to Section 6, Permitted Uses in Residential Zones, amending the title and 

deleting subsection 6D, Route 44 Moratorium, dated revised June 25, 2012. 

6. Amendments to Section 7, Open Space Conservation Development, renaming Section 7 

“Special Residential Development Provisions,” designating Open Space Conservation 

Development as Section 7A, renumbering throughout, and by adding a new subsection 

7B entitled “Reserved”, dated revised June 25, 2012. 

7. Amendments to Section 8, Business Zones, adding reference in the title to the RMUZ, by 

deleting subsection 8C, Route 44 Moratorium, and substituting a new substitution 8C 

entitled Rural Mixed Use Zone (RMUZ), dated revised June 25, 2012. 

8. Amendments to Section 9, Industrial Zone, amending the title to reflect the addition of 

the Gateway Mixed Use Industrial Zone (GMUIZ); deleting Section 9F, Route 44 

Moratorium; renumbering of the section to reflect these changes; and adding a new 

section 9B, entitled Gateway Mixed Use Industrial Zone (GMUIZ) , dated revised June 

25, 2012. 

9. Amendments to Section 11, Dimensional Requirements, adding references to the GMUIZ 

and RMUZ zones in Subsections E, J, K, and L, dated revised June 25, 2012. 

10. Amendments to Section 15, Parking, adding new purposes, bicycle parking standards, 

and flexible parking standards, dated revised June 25, 2012. 

11. Amendments to Section 16A, Site Plan Review, adding a new subsection 16A.2.l entitled 

“Stormwater Management,” and to amend subsection 16A.3.v, both to implement Low 

Impact Development measures and approaches to drainage, dated revised June 25, 2012. 

12. Amendments to Section 18, signage, creating signage standards for the GMUIZ and 

RMUIZ zones, dated revised June 25, 2012. 

13. Bolton Architectural and Site Design Guidelines which will be appended to the Zoning 

Regulations as Appendix “C”, dated revised June 19, 2012. 

14. Concept Plan, to be appended to Zoning Regulations  as Appendix “D” 

15. Amendments to the zoning map as depicted on slides 11, 12, 26, and 27 of the power 

point presentation presented by John D. Pagini, AICP (Exhibit 21). 
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Amendment to Subdivision Regulations 

Deletion of Reference to Route 44 Moratorium  

 

1. Revision to Section 3.13 of the Subdivision Regulations to delete Route 44 Moratorium, , 

dated revised June 25, 2012. 

 

APPENDIX A-1 

Amendments Approved by the Commission on 6-25-12 

1.  SECTION 2, p. 2-1: Add definition of Affordable Dwelling: “A housing unit that will be 

conveyed by deed containing covenants or restrictions which shall require that, for a 40-

year period after the initial occupation of the unit, such unit shall be sold or rented at or 

below prices which will preserve the units as housing for which persons and families pay 

30% or less of their annual income, where such income is less than 80% of the Median 

Income. Median income shall be defined as the lesser of the State Median Income, or the 

Area Median Income for Bolton as determined by the U.S. Department of Housing and 

Urban Development, after adjustment for family size.” 

2.  SECTION 2, p. 2-4: definition of Duplex. Add closed quotes after “Two Family” 

3.  SECTION 2, p. 2-7: definition of Mixed Use. Strike original. Substitute as follows: 

“Allowance for more than one type of permitted use on a single property, within a single 

building, or multiple properties, within a United Village-style Development within the 

GMUIZ and RMUZ zones.” 

4.  SECTION 2, p. 2-14: definition of Underlying District. Strike S on “Sections.” Strike 

“7B.” It will now read “see Section 10.” 

5.  SECTION 2, p. 2-14: definition of Unified Village-Style building. 5th line. Strike 

“building” and replace with “parcel.” 

6.  SECTION 4 p. 4-1: Strike “Incentive Housing Overlay Zone,” change numbering, change 

number of zones from 10 to 9. 

7.  SECTION 7: Strike Incentive Housing Overlay Zone in its entirety and replace with the 

word the word “RESERVED.” 

8.  SECTION 8, p. 8-5: Strike #17 from list of Special Permit uses (8A.2.b.17) 

9.  SECTION 8, p. 8-7: Add Special Permit use #22 which will read as follows: “Multi-

family residences on the upper floors above first-flow commercial uses and including at 

least 20% Affordable Dwellings.” 
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10. SECTION 8, p. 8-7: under 2d Prohibited Uses, strike “13” so it reads: “…and except 

where authorized under section 8C.2.b.” 

11. SECTION 8, p. 8-12:  Strike “2. First Floor Uses…” Strike language, and replace with 

“2. First Floor Uses. RESERVED.”  

12. SECTION 8, p. 8-12:  Strike “3 Upper Floor Uses…” Strike language, and replace with 

“3. Upper Floor Uses. RESERVED.”  

13. SECTION 8, p. 8-12:  Strike “by a majority vote” in the last paragraph. 

14. SECTION 8, p. 8-14: under #3 Parking, strike “shall,” leave in “may”, strike “be adjusted 

towards” so it will read: “Parking requirements set down in Section 15O may be 

reduced…” 

15. SECTION 9, p. 9-4: #34. Strike “as defined in CGS 8-30g.” Capitalize “Affordable 

Dwellings”. 

16. SECTION 9, p. 9-9: “b. First Floor Uses…” Strike language, and replace with “b. First 

Floor Uses. RESERVED.”  

17. SECTION 9, p. 9-9: “c. Upper Floor Uses…” Strike language, and replace with “c. 

Upper Floor Uses. RESERVED.”  

18. SECTION 9, p. 9-10: under Maximum Building Coverage, change maximum to 

“seventy-five thousand (75,000)” and the change the 3rd sentence to read: “The 

Commission may accept an increase in the size of the threshold.” 

19. SECTION 9, p. 9-10: Numbering changes. Renumber Maximum Building Coverage to E. 

E becomes F. F becomes G. 

20. SECTION 9, p. 9-11: under 9B.8.c. Parking, strike “shall,” strike “be adjusted towards” 

so it will read: “Parking requirements set down in Section 15O may be reduced…” 

21. SECTIONS 15 and 18: Conform the page numbering system throughout Section 15 and 

Section 18. 

 

 

Appendix B 

Public Hearing Exhibits 

June 13, 2012 

Route 44 Zone Changes 

 

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 
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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 

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 e-mail 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. Chronology For Residential High Density and Sewer Issues 

29. E-mail from Mark Branse, dated June 19, 2012 

30. Three photos of Nantucket Main Street and structures submitted by John Pagini 

31. Letter from Mr. Morra to the Commission dated June 22, 2012 
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Before the adjournment of the meeting, Mr. Pagini brought up the State Plan of 

Conservation and Development, saying that we need to start discussion because it does 

not really fall in line with what we are trying to accomplish with Rote 44 and Route 6. 

We may be required to have  a new Bolton Plan of Conservation and Development by 

2014, based on a recent presentation by OPM.. 

 

 

2. Adjournment 

A motion to adjourn was made by Jeffrey Scala and seconded by Tom Manning. The motion 

passed unanimously (6-0) and the meeting was adjourned at 9:31 p.m. 

 

Respectfully Submitted: 

 

 

 

 

 

Karen Mills 

Planning & Zoning Board Clerk 


