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MINUTES 

BOLTON PLANNING & ZONING COMMISSION 

PUBLIC HEARING 

7:45 PM, WEDNESDAY, MAY 15, 2013 

BOLTON TOWN HALL, 222 BOLTON CENTER ROAD 

 

Members Present: Eric Luntta, Jeffrey Scala, Jim Cropley, Arlene Fiano, Adam Teller,  

 Carl Preuss (Alternate) 

Members Absent:  Loren Otter, Tom Manning, David Treadwell (Alternate) 

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

Jim Rupert, Zoning Enforcement Officer; Karen Mills, Recording 

Secretary; Robert Morra, First Selectman; Matthew L. Hannon & Katie 

L. Hannon, 33 Lakeside Circle; Attorney Stephen Penny, Representing 

Matthew and Katie Hannon; David & Sandra Plummer, 17 & 21 

Lakeside Circle; Jerry Lalancette, 1 Lakeside Circle; Gary Sweet, ADM 

Architects, Manchester; Kelli Hickey; George Knoecklein, Northeast 

Aquatic Research, Mansfield, CT; George Logan, REMA Ecological 

Services, LLC of Vernon 

 

Chairman Luntta called the Public Hearing to order at 7:47 p.m. Carl Preuss was appointed for Loren 

Otter. 

 

Chairman Luntta read the Public Hearing Notice: The Bolton Planning & Zoning Commission 

will hold a continued public hearing on March 15, 2013, at 7:45 PM, at the Bolton Town Hall 

Meeting Room, 222 Bolton Center Road, on a request of Matthew and Katie Hannon for an 

exception to a prohibition against placement of a building or structure to be located at 33 

Lakeside Circle within 50 feet of a lake, pond, marsh, or watercourse as set down in Section 

BZR, 3A.7. All interested parties may attend and testify or may submit written testimony. The 

full request package may be viewed in the Bolton Land Use Office, Town Hall. Dated at Bolton, 

CT, this 8
th

 day of May, 2013. 

 

Mr. Pagini began by talking about the time constraints and extensions concerning this Public 

Hearing. This Hearing needs to be closed tonight or tomorrow at the very latest, which would be 

the 65th day, thus exhausting all statutorily permissible extensions. Mr. Pagini recommended 

that the Commission accept the retroactive request for an extension of the Public Hearing and to 

vote on that before doing anything further. This is necessary to cure a potential defect in 

adherence to the Statutory time period for commencement of a public hearing, assuming receipt 

of the application on December 5, 2012. After the Public Hearing is closed the Commission will 

have 65 further days to make a decision. Adam Teller, for the record, said that he needs the 

Hannons and their attorney to be aware that at a prior PZC meeting last fall, and before the 

submission of this application, the ZEO reported on the ZBA actions involving this parcel, and it 
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was openly discussed by Commission members. Mr. Teller said that at that time, he brought up 

his concerns about whether the Hannons had enough of a hardship to receive a variance. He said 

that he is willing to recuse himself if the Hannons and their attorney would like him to. Mr. 

Teller stressed that this Commission should not take the fact that the Hannons got a variance into 

account as that is not the job of this Commission. Attorney Stephen Penny, Manchester, 

representing the applicants, said he is not asking any Commission member to recuse him or 

herself.  

 

Mr. Teller made a motion to accept the applicant’s request of a time extension on the Public 

Hearing on a request of Matthew and Katie Hannon for an exception to a prohibition against 

placement of a building or structure to be located at 33 Lakeside Circle within 50 feet of a lake, 

pond, marsh, or watercourse as set down in Section BZR, 3A.7. Jim Cropley seconded the 

motion and it passed unanimously (6-0).  

 

Chairman Luntta suggested that the application be reviewed first. Attorney Stephen Penny, 

representing the Hannons, asked that the Commission members act fairly on this application 

regardless of their questioning of the granted variances on this application by the Zoning Board 

of Appeals. Attorney Penny then reviewed the application in detail, and provided Mr. Pagini 

with his exhibits (A through M) as he proceeded (see Appendix C). Gary Sweet, ADM 

Architects, project architect for the Hannons, then handed out the most recent plans for the site 

and house (dated March 7, 2013), and spoke on the applicants’ behalf. Atty. Penny then resumed 

his review. George Logan, Rema Ecological Services, LLC of Vernon, then spoke to the 

Commission about his findings concerning 33 Lakeside Drive, which supports the Hannons’ 

application. Atty. Penny again resumed his review. A letter from a neighbor who could not be in 

attendance was presented as Exhibit M and was read by Mr. Pagini. Mr. Pagini was then asked 

for his comments. He suggested that we hear from Dr. Knoecklein first. George Knoecklein, 

Northeast Aquatic Research, consultant to the PZC, said that he does not have a presentation, but 

is available to answer any questions. Mr. Pagini asked him to read and answer the questions that 

were presented to him yesterday. Lengthy discussion and questions/answers between Dr. 

Knoecklein and the Commission continued. George Logan asked Dr. Knoecklein how a house is 

worse than a lawn. Dr. Knoecklein said it is a matter of perviousness of the soil and that a house 

is worse than a lawn. Attorney Penny asked Dr. Knoecklein if the water coming off the 

impervious surface of the house into rain gardens reduces or eliminates the negative impacts of 

the house. Dr. Knoecklein said it is a matter of degree. There are many, many variables to all 

lawns and homes. Attorney Penny asked Dr. Knoecklein to confirm that each case has to be 

taken individually, and that in this case, the conclusion is that this plan will not be of harm to the 

lake. Jerry Lalancette, 1 Lakeside Circle, said he is the husband of the woman who submitted the 

letter earlier. He said he thinks the proposed Hannon house would be an improvement to the 

neighborhood and to the lake and he supports their application.  David Plummer, 17 & 21 

Lakeside Circle, speaking on behalf of himself and his wife Sandra, said they appreciate that the 
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Hannons have spent significant amounts of time and money to make sure that this is done right, 

and that everything being proposed is an improvement to what is there now, both in terms of the 

neighborhood and the condition of the lake. Kelly Hickey, representing Ruth Mensing of 35 

Lakeside Circle, said that the Hannons care about the lake, are community- and lake-oriented, 

and they have gone through this very frustrating process, and she hopes that the Commission will 

approve the application. Bob Morra, First Selectman, spoke in favor of the application. He said if 

you keep it the way it is, you have environmental issues, but if you accept the application, you 

improve the condition of the lake. He also spoke to the issues concerning the global concerns of 

the watershed. He said the Town is looking for State money to address studies and protection of 

the whole watershed, so that some good decisions can be made on these issues. Mr. Pagini 

entered his resume into the record. He stated for the record that he was present at the meeting 

that Mr. Teller referenced earlier, and at that meeting recalled that he spoke mainly about overall 

zoning and watershed issues involving the lake watershed. He asked Attorney Penny if he has a 

problem with Mr. Pagini stating his opinions. Attorney Penny said that he does not. Mr. Pagini 

thinks there needs to be overall revisions of standards for the watershed. Mr. Pagini then gave his 

opinions on this application in detail. Mr. Teller stressed that the current regulations have 

definitions of pervious and impervious surfaces that contradict each other, and he hopes that the 

Commission will just do what is right and logical despite these contradictions. Mr. Pagini 

continued his comments and then went over the most substantive exhibits, stating that the bulk of 

the remaining exhibits were e-mail messages related to this application(see Appendix A for 

complete list of exhibits). Discussion ensued. Mr. Scala went over his professional understanding 

of the definitions of pervious vs. impervious surfaces. Mr. Luntta asked if anyone else had any 

comments. Attorney Penny reiterated the applicant’s frustration with the contradiction within the 

regulations as well. Mr. Teller stated for the record his opinions about the need to reconsider the 

interconnected roles of the ZBA, Inland Wetlands Commission and PZC. Attorney Penny asked 

for a 10 minute recess to speak with his clients. Chairman Luntta approved the 10 minute recess. 

After the meeting was reconvened, Attorney Penny indicated that the applicant has agreed to use 

pervious materials for the driveway. Mr. Pagini asked if the applicant would find it acceptable to 

move the rain garden away from the lake and as close to the house as possible, as Dr. Knoecklein 

had recommended. Mr. Logan said that in rain gardens, you try to use the materials that are 

there. He said that moving it 5 or 10 feet may be okay, but he wouldn’t want to move it much 

further than that. Dr. Knoecklein said that he is concerned about phosphorous going into the lake 

because one rain garden is designed close to the lakeshore. Mr. Logan and Dr. Knoecklein and 

the Commission members had a conversation about phosphorous concerns and impacts on the 

lake. Mr. Pagini asked if the applicant would be willing to restore some riparian habitat as Dr. 

Knoecklein had suggested. Attorney Penny said that they could not commit to that at this time. 

Chairman Luntta asked if anyone else had any comments. Another lengthy discussion ensued 

about pervious/impervious surface coverage. 
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Jeffrey Scala made a motion at 11:07 p.m. to close the Public Hearing on a request of Matthew 

and Katie Hannon for an exception to a prohibition against placement of a building or structure 

to be located at 33 Lakeside Circle within 50 feet of a lake, pond, marsh, or watercourse as set 

down in Section BZR, 3A.7. The motion was seconded by Jim Cropley and passed unanimously 

(6-0). 

 

Respectfully Submitted: 

 

 

 

 

Karen Mills 

Planning & Zoning Board Clerk 
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Appendix “A” 

Request of Matthew L. and Katie L. Hannon 

Exhibits 

1. Variance granted by the Bolton Zoning Board of Appeals dated September 13, 2012 

2. October 23, 2012 Inland Wetlands Permit #2012-12 issued to  Matthew and Katie 

Hannon 

3. Request packet with cover letter dated November 29, 2012 including: 

a. Reduced Site Map by Messier and Associates (See Appendix “B” 

b. Warranty Deed for property (vol. 130, p. 13 

c. Warranty Deed , Vol. 476, p. 255 

d. Warranty Deed, Vol. 28, p. 332 

e. Warranty Deed, Vol. 25, p. 547 

f. Second reduced map showing alternative location for house 

g. Architectural rendering of Hannon residence, ADM Architects, dated July 12, 

2012, sheet 4 of 4 

h. Site sketch of Hannon residence, ADM Architects, Sheet 1 of 4 

i. First Floor Plan of Hannon residence, ADM Architects, Sheet 2 of 4 

j. Second Floor Plan of Hannon residence, ADM Architects, Sheet 3 of 4 

k. Zoning Board of Appeals Application of Matthew L. and Katie L. Hannon with 

reduced Site Plan and narrative entitled “Hannon Statement of Hardship”. 

l. June 20, 2013 Report by REMA addressed to Inland Wetlands Commissioners 

from George T. Logan, MS, PWS, CE, with USGS topo map, aerial photo, and 

two photos of rear of property at shoreline / seawall 

4. October 23, 2012 Report (supplemental) with aerial photo of viewscape, including pp. 37 

– 40 of DEEP’s Method for the Evaluation of Inland Wetlands in Connecticut (1991), 

Bulletin #9 

5. December 15 draft of legal opinion to Richard Barger re: lot merger issue and Section 

3A5. 
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6. January 3, 2013 e-mail to Richard Barger from John Pagini re: supplementary question 

for legal opinion request on lot merger issue 

7. January 15, 2013 Opinion # 184 from Richard L. Barger to John D. Pagini concerning 

merger of lots comprising Hannon property. 

8. January 15, 2013 e-mail to Stephen T. Penny from John Pagini concerning lot merger 

opinion and possibility of optional public hearing.  

9. January 17, 2013 e-mail to Joyce Stille re: request to retain George Knoecklein 

10. January 25, 2013 e-mail from Joyce Stille to George Knoecklein re: scope of services, 

background of application. Rec’d for first time by staff on March 5, 2013 . 

11. January 30, 2013 e-mail from John Pagini to George Knoecklein re: background 

information he requested 

12. Abutters’ notice of hearing and Assessors cards for owners within 500 feet 

13. February 13, 2013 e-mail from Eric Luntta to Joyce Stille re: retention of consultant 

14. February 16, 2013 e-mail to Joyce Stille re: request for scope of Work for G. Knoecklein 

services. 

15. February 26, 2013 e-mail to Richard Barger re: opinion re: notice to abutters. 

16. March 1, 2013 e-mail from John Pagini to Joyce Stille re: informal notice to abutters. 

17. March 1, 2013 e-mail from Joyce Stille to John Pagini re: no need for notice to abutters 

18. March 1, 2013 e-mail from Joyce Stille to John Pagini re: town payment  

19. Staff Report dated March 4, 2013 by John D. Pagini, AICP 

20. Scope of Work for George Knoecklein, Eric Luntta, attachment to e-mail to Joyce Stille, 

March 5, 2013 

21. March 6, 2013 e-mail to Stephen T. Penny concerning non-compliance of plan with 

impervious coverage requirement of the Zoning Regulations 

22. March 6, 2013 e-mail from John Pagini to Stephen T. Penny re: Mr. Knoeckllein’s scope 

of work issue. 

23. March 6, 2013 e-mail from Stephen T. Penny to John Pagini re: forwarding my analysis 

on impervious surfaces to consultant. 

24. March 6, 2013 e-mail from Joyce Stille to John Pagini re: Question re: contact with 

George Knoecklein. 

25. March 7, 2013 e-mail from Stephen Penny to John Pagini re: initial reaction of Mr. 

Messier, consultant to Hannons and initial discussion of alternative layouts and surfaces. 

26. March 7, 2013 e-mail from John Pagini to Stephen T. Penny re: request for Messier 

worksheet. 

27. March 8, 2013 e-mail from Stephen T. Penny to John Pagini conveying Dave Simler 

report that modified plan complies with impervious coverage requirement. 

28. About March 9, 2013  - Receipt of modified site plan 

29. March 10, 2013 e-mail from John Pagini to Steven T. Penny re; review of revised plan 

finding it not in compliance and transmission of a “compliant plan” and aerial photo 

overlain to show houses and lots on Lakeside Circle 
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30. March 12, 2013 memo to Joe Dillon conveying new site plan 

31. March 12, 2013 e-mail to Joe Dillon conveying impervious coverage compliance sketch, 

Lakeside Cir. Aerial. 

32. March 12, 2013 e-mail to Joe Dillon re: Review of plans to confirm (or not) impervious 

coverage definition. 

33. March 12, 2013 e-mail from Joe Dillon to John Pagini re: possible use of pervious 

pavers. 

34. March 12, 2013 e-mail from John Pagini to George Knoecklein re: impervious coverage 

issues and alternative layouts. 

35. March 12, 2013 e-mail from George Knoeklein to John Pagini concerning lack of current 

plan (his dated 8/13/12) 

36. March 12, 2013 e-mail from Jim Rupert to John Pagini concerning accuracy of 

information provided to Mr. Knoecklein 

37. March 12, 2013 e-mail from John Pagini to George Knoecklein re: reasonable 

alternatives to present house location. 

38. March 12, 2013 e-mail to Joe Dillon re: request to hold review due to admission by 

applicant’s engineer that they have assumed all along that impervious coverage was 

footprint. 

39. March 12, 2013 e-mail to Stephen T. Penny from John Pagini  re: compliant site plan, 

scheduling of on-site with G. Knoecklein 

40. March 12, 2013 e-mail from Stephen T. Penny to John Pagini re: confirmation of 

compliance with impervious coverage. 

41. Undated (believed to be March 12, 2013) e-mail from John Pagini to Stephen T. Penny 

re: impervious coverage issue and interpretation of the Zoning Regulations. 

42. March 12, 2013 e-mail from Stephen T. Penny to John Pagini re: technical difficulties 

experienced by engineer re: impervious surface coverage issue 

43. March 13, 2013 e-mail from Joyce Stille to John Pagini re: accuracy and completeness of 

information given to George Knoecklein by staff. 

44. March 13, 2013 e-mail from Joyce Stille to John Pagini re: conveyance of outdated site 

plan to G. Knoecklein.  

45. March 13, 2013 e-mail from Joyce Stille to John Pagini re: scope of Knoecklein services 

issue. 

46. March 13, 2013 e-mail from George Knoecklein to John Pagini and Joyce Stille re: 

Review of earlier plan and analysis 

47. March 13, 2013 e-mail from Stephen T. Penny to John D. Pagini AICP re: extension of 

time and materials for our consultant Dr. Knoecklein. 

48. March 13, 2013 Letter to Eric M. Luntta from Atty. Stephen T. Penny re: applicant’s lack 

of objection to extension of public hearing to April 24, 2013, or May 15, 2013 

49. March 13, 2013 e-mail from Stephen T. Penny to John Pagini re: materials provided to 

George Knoecklein. 
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50. March 13, 2013 e-mail from Stephen T. Penny to John Pagini re: currency of plans and 

future availability of consultants 

51. March 13, 2013 e-mail to Joe Dillon re: hold on review due to continuation of hearing. 

52. March 20, 2013 e-mail from Stephen T. Penny to John Pagini concerning impervious 

coverage issues. 

53. March 22, 2013 e-mail to Jim Rupert re.: pending meeting with Stephen T. Penny on 

impervious coverage standards 

54. March 22, 2013 e-mail from Joyce Stille to John Pagini re: her conversation with Joe 

Dillon, Town Engineer re: impervious coverage issue. 

55. March 22, 2013 e-mail to Joyce Stille from John Pagini re: my professional necessity to 

review all alternatives 

56. March 25, 2013 e-mail from John Pagini to Richard Barger re: consideration of 

alternatives by the Commission 

57. Report dated April 30, 2013 by Northeast Aquatic Research, George W. Knoecklein, 

Ph.D, Mansfield Center, CT, to Joyce Stille 

58. May 10, 2013 e-mail to Stephen Penny from John Pagini re: supplemental sketches 

request, and related agenda item. 

59. Bolton Lakes WPCA map of Hannon property showing grinder pump location. 

60. May 14, 2013 letter from Stephen T. Penny to Jim Rupert re: request for interpretation of 

impervious coverage 

61. Technical questions to be directed to Dr. George Knoecklein dated 3/14/13 

62. Copt of CGS, Section 8-22, concerning the authorization for PZCs to hire staff and 

consultants, and accept donations 

63. Resume of John D. Pagini, AICP 

64. Letter dated May 15, 2013 from Stephen T. Penny to Eric Luntta granting an extension of 

time for the opening of the public hearing. 
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Appendix “B” 

 

Request of Matthew L. and Katie L. Hannon 

 

Map 

 

Improvements Location Plan – Proposed 

Prepared for Matthew and Katie Hannon 

33 Lakeside Circle 

Bolton, CT 

Messier & Associates, Inc. 

Manchester, CT 

Date: 5/12; revised 3/7/13 

Scale: 1”=10’ 

Project #-12-025 
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Appendix “C” 

 

Applicant’s Exhibits 

Request of Hannon’s, 33 Lakeside Circle 

A. Applications package – November 29, 2012 

B. Deed – recorded in Vol. 130, p. 13 

C. Applicant’s site plan revised 3/7/13 

D. Variance Dated September 13, 2012 issued to applicant 

E. Site Plan depicting location of structure turned 90 degrees. 

F. January 22, 2013 letter fromRobert Messier to Stephen T. Penny 

G. G-1. 2 Colored architectural renderings, one of site plan, the other of House  design 

H. G-2. The same two plans as in G-1, but in black and white, with floor plan added. 

I. June 20, 2012 Letter from George Logan, REMA, to Wetlands Commission 

J. October 23, 2012 Letter from George Logan, REMA, to Wetlands Commission 

K. Wetlands Permit dated 10/23/12 

L. Letter Dated May 14, 2013from Stephen T. Penny  to Jim Rupert requesting 

interpretation of Zoning regulations 

M. Memo dated March 11, 2013 to PZC from Lauren Lalancette 

 

 

 

 

 


