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BOLTON PLANNING & ZONING COMMISSION 

REGULAR MEETING  

7:30 PM, WEDNESDAY, NOVEMBER 12, 2025 

BOLTON TOWN HALL, 222 BOLTON CENTER ROAD 
In-Person and Via Zoom 

MINUTES 
 

PZC Members Present In-Person:  Chairman Tom Manning, Marilee Manning, Thomas Robbins, Alternate 
Diane DeNunzio 
PZC Members Present Via Zoom:  Alternate Kawan Gordon 
PZC Members Absent:  Vice-Chair James Cropley, Steven Clark, Arlene Fiano, Jeremy Flick, Alternate Tom 
Crockett 
 
Staff Present Via Zoom:  Patrice Carson, AICP, Consulting Director of Community Development, Michael 
D’Amato, Zoning Enforcement Officer, Kacie Cannon, Recording Secretary 
Others Present Via Zoom:  Ellen King 
 
1. Call to Order:  T. Manning called the meeting to order at 7:30 p.m.  D. DeNunzio was seated for J. 
Cropley, and K. Gordon was seated for A. Fiano. 
 
2. Approval of Minutes:  October 8, 2025 
K. Gordon MOVED to APPROVE the October 8, 2025 minutes as written.  D. DeNunzio SECONDED.  MOTION 
CARRIED 5:0:0. 

 
3. Residents’ Forum:  No residents wished to speak. 

 

4. Staff Reports 

P. Carson reported that she recently met with residents regarding a lot line reconfiguration.  She also noted 

foreclosure action on the farm property at 1225 Boston Turnpike and the vacant lot across the street at 

1230 Boston Turnpike.  P. Carson is working with the prospective owner to review allowable improvements 

and uses.  K. Gordon asked about the lender and condition of the properties.  P. Carson replied that the 

properties will transfer to a private owner, and the properties have been well maintained.  P. Carson stated 

that she is preparing the annual report and will send it to T. Manning for review.  Review of next year’s 

proposed budget with the new commissioners and electing officers will take place at the next meeting. 

 

M. D’Amato reported that CRCOG has selected the Cider Mill property for a pilot development analysis, and 

the initial deliverables are expected in December.  He and P. Carson have met with CRCOG to review the 

history of the property and have also met with the owner to discuss potential development. 

 

M. D’Amato noted that the revised Housing Bill No. 5002 passed the House today.  He explained that the 

original bill passed but was vetoed by the Governor.  The new bill aims to expand affordable housing 

opportunities throughout the towns with specific expectations and benchmarks and allows towns to create 

their own housing growth plan or opt into a regional plan.  The bill also requires the Council on Housing 

Development to determine whether towns are in compliance with POCDs.  M. D’Amato noted that there do 

not appear to be any incentives in the bill; however, towns may lose access to funding opportunities if they 

do not comply.  He added that towns with over 15,000 residents must establish a Fair Rent Commission. 
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M. Manning asked if a housing development could be built on either of the Boston Turnpike properties.  M. 

D’Amato stated that the 1225 property is limited due to existing uses, and 1230 is limited due to physical 

characteristics.  P. Carson explained that the 1230 property is divided into two zones; RMUZ in the front, 

which does not typically allow housing, and R-2 in the back, which contains wetlands.  She added that a 

commercial development with affordable housing units could potentially be developed on the front portion. 

 

K. Gordon asked if the housing bill mentions any percentage of affordable housing development that would 

be covered by grant funding.  M. D’Amato stated that the bill only directs the Department of Housing to 

create a grant program to support housing authority expansion of middle-housing options in towns under 

50,000 residents.  He added that the Connecticut Municipal Development Authority (CMDA) can provide 

substantial funding to towns that create transit-oriented development districts.  If Bolton created a 

qualifying zone, and the Board of Selectmen passed a resolution to participate in CMDA, the Town could 

become eligible for funding. 

 

M. Manning asked whether the PZC could provide support to develop the Boston Turnpike properties.  P. 

Carson stated that any support would need to come from the BOS.  M. D’Amato added that developers 

typically rely on low-income tax credits at the federal level for support, but the BOS could offer tax 

stabilization or abatement.  P. Carson stated that the owner will likely hire an attorney or developer if he 

decides to develop the property. 

5. Old Business 
a. Other:  There was no other old business. 
 
6. New Business 
a. Other:  There was no other new business. 

 
7. ONGOING DISCUSSION:  Bolton Subdivision and Zoning Regulations 
P. Carson provided an updated draft of the Tolland regulations incorporating the changes from the last 
meeting.  The PZC reviewed the revisions and requested additional changes as outlined below. 

 
Section A: Purpose 

• K. Gordon noted that a period is missing at the end of Item No. 4. 
 
Section B: Applicability 

• No additional changes were made 
 

Section C: Prohibited Signs 

• No additional changes were made 
 
Section D: Permanent Signs Permitted in Commercial or Industrial Zones 

• The PZC agreed to allow roof signs with the current limitations 

• The PZC agreed to allow canopy signs 
 
Section E: Permanent Signs Permitted in Residential Zones 
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The PZC had asked if they should allow three signs at a residential business or whether it should be a choice 
between a Primary Sign or a Freestanding Sign.  M. D’Amato clarified that businesses being operated out of 
homes (Home Occupations) are only allowed one sign since the businesses are generally by appointment-
only and do not require additional signage.  He added that the multiple sign allowance is for businesses 
operating in residential zones and noted that signs are regulated according to zone rather than content. 

• Remove “within 10 feet of the building and” under Announcement Sign 

• Home occupations are allowed one announcement sign 

• Add a separate heading for other permitted businesses (farms, non-conforming businesses, etc.) 
which allow multiple signs 

 
Section F: Temporary Signs 

• Change “None” to “n/a” under Maximum Number column for Seasonal Signs and Yard Signs and 
leave the rest as written 

 
Section G: Freestanding Signs 

• Combine R-1, R-2, and R-3 under Residential Zones 

• Combine GMUIZ, RMUZ, and GB under Business Zones 

• Provide separate zone for Neighborhood Businesses 

• Provide separate zone for Industrial Businesses 

• Update with current height and setback requirements for all zones 
 
Section H: Other Standards 

• Change Item No. 1 to read “A freestanding, low-profile sign…” and leave the rest of the section as 
written. 
 

Section I: Sign Lighting 

• Replace the section to refer to the existing outdoor lighting regulations in Section 450-18.14 
 
Section J: Sign Design and Construction 

• Replace Item Nos 1, 2, and 3 to refer to Section 450-18.13 of the existing regulations 

• Leave Item No. 4 as written 

• Remove Item No. 5 
 

Section K: Sign Maintenance 

• Leave as written 
 

Section L: Application Requirements 

• Leave as written 
 
Section M:  Special Permit Criteria for Signs 

• Leave as written 
 

Section N: Increase in Allowed Signage 

• Leave as written 
 

Section O: Administration and Enforcement 

• Change to Town of Bolton and ensure identified regulation sections are correct 



Bolton PZC 11/12/25 Regular Meeting Minutes                                                                                         Page 4 of 4 
 

 
P. Carson will provide two drafts – one with the changes and one showing the notated draft – to the PZC for 
review at the next meeting before submitting to CRCOG. 

 
8. Correspondence: 
The Connecticut Federation of Planning & Zoning Agencies Quarterly Newsletter was provided to the PZC.  T. 
Manning highlighted the workshops under the Announcements section. 
 
9. Adjournment 
D. DeNunzio MOVED to ADJOURN the meeting at 8:54 p.m.  M. Manning SECONDED.  MOTION CARRIED 
5:0:0. 
 
Respectfully submitted by Kacie Cannon 

Kacie Cannon 

Please see the minutes of subsequent meetings for the approval of these minutes and any corrections hereto. 



From: Real Estate D.C <regrodsky@gmail.com>  
Sent: Wednesday, November 26, 2025 2:59 PM 
To: Carson, Patrice <pcarson@boltonct.gov> 
Cc: Gunnar Grodsky <gunnargrodsky@gmail.com> 
Subject: Re: 1225 & 1230 Boston Turnpike 

 
HI Patrice-Thanks for taking the time for the convers ation yesterday. As to 1225, I've attached a GIS capture with the rough alig nment of a subdivision line. We would creat e cross easem ents so th  

HI Patrice- 
Thanks for taking the time for the conversation yesterday. 
 
As to 1225, I've attached a GIS capture with the rough alignment of a subdivision line.  
We would create cross easements so that each parcel could be accessed from the existing 
driveway. We will need to remove the section of the middle barn that would infringe on the 
25' side yard setback. The line may need to be adjusted by a surveyor to accomplish these 
goals. Alternatively, we may be interested in a 830-G project on this site in which case all of 
the buildings would be removed.  
 
As to 1230, we would like to meet informally with the Planning Board at their next meeting 
on Dec 10 at 7:30pm. We would like to do this via Zoom. If appropriate, we will discuss our 
interest in an 830-G project at 1230 as well as the potential subdivision of 1225 into 2 
parcels or potentially also doing an 830-G project at that location.  
 



CRCOG makes no claims and no warranties, expressed or implied, concerning the validity or accuracy of the GIS data presented on this map.
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NO. 11

Code 4153 PLANNING & ZONING
Unaudited Unaudited Unaudited Unaudited Unaudited

Actual Actual Actual Actual Actual Actual Approp.  for Actual Request Proposed 
      Accounting Codes Category Expenditures Expenditures Expenditures Expenditures Expenditures Expenditures this year Expenditures for by Selectmen

2019-2020 2020-2021 2021-2022 2022-2023 2023-2024 2024-2025 2025-2026 7/1/25-11/30/25 2026-2027 2026-2027

51610
Payroll - PZC Recording Secretary = avg 
$92/meeting x 12 regular meetings) 685 1,025 845 878 825 2,267 1,100 450* 1,100

53100 Official/Admin. Services 525 0 0 0

53200
Professional Educational Training - required PZC 
Training (avg $30ea x 10) 0 25 0 0 300 0.00 300

55400

Advertising - legal advertising in The Hartford 
Courant for decisions (pub 1X = avg $40 - 1 per 
month = $480) and public hearings (pub 2X = 
avg $250 - 4 per year = $1000) 209 0 658 1,195 547 553 1,500 24.31** 1,200

56120

Office Operation Expenditures - PZC hearing 
signs ($24.50/ea), general office supplies related 
to PZC (avg $500) 0 939 393 490 820 47 900 0.00 900

58100
Due & Fees  - CTFPZC Newsletter & Dues - $110 
for CTFPZC Dues 110 190 140 110 130 130 200 0.00 200

Total 1,004 2,154 2,036 2,698 2,322 3,522 4,000 649.21 3,700

The P&Z budget flexes based on activity that comes before the Commission 
An increase in proposals/development activity will increase each of the categories listed above
A decrease in proposals/development activity will require less expenditure
These 2 line items are an anomoly and were used to pay the Rrecording Secretary and the Intern
* Does include payroll for November meeting
** Does include advertising done by the PZC through November

Any Change (+/-) in a category please explain.
By:  Thomas Manning/Patrice Carson

Signature(s):  

BOLTON BUDGET WORKSHOP PLANNING & ZONING



Section 19-3. Landscaping Requirements 
 

For PZC Meeting 12/10/25     1 
 

ARTICLE XVIII 
Signage 

§ 450-18.1 Purpose. 

Section 19-2. Signs 

A. Purpose 

To regulate the size, height, location and illumination of signs in a manner which is content neutral, consistent and supportive of the 

community and local businesses and to accomplish the following: 

1. Recognize the need for signs as a major form of communication while encouraging thoughtful design, spacing, 

materials and location, with a minimum of clutter. 

2. Provide for consistent treatment of all signage. 

3. Promote public safety by providing that official traffic regulating devices be are easily visible and free from nearby visual 

obstructions, including blinking signs, excessive number of signs or signs resembling official traffic signs. 

4. To balance economic development and the preservation of local and historically significant Town elements. 

B. Applicability 

No sign shall be established, constructed, reconstructed, enlarged, extended, moved or structurally altered except in conformity with 

these Regulations and until a sign permit, if required by this Section, has been issued. 

C. Prohibited Signs 

The following signs are prohibited: 

1. Signs placed in the street right-of-way without a permit or approval by the town or state. 

2. Signs on utility poles or street trees. Any sign attached to a utility pole is illegal in accordance with General Statutes 

Section 23-65. 

3. Attention-getting devices including but not limited to inflatable “dancer” signs, search lights, flashing lights, or similar 

device visible from a public street. 

Commented [PC1]: We would have to renumber per 

codification. 

Commented [PC2]: Do we need to say anything 

about controlling the number or signs or preserving 

the right of free speech or expression 

Commented [MD3R2]: I don’t think we need to state 

that since the regulations are intended to be content 

neutral.  

Commented [PC4]: 10/08/25 PZC Meeting - No 

Change to Section A 

Commented [PC5]: 10/08/25 PZC Meeting - No 

Change to Section B 

Commented [PC6]: Do we want to consider 

prohibiting banners/pennants/streamers, structural 

canopy signs (i.e. gas stations), roof signs, LED 

window signs, internally lit signs, vehicle signs, 

portable signs? 

Commented [MD7R6]: We could include that or 

something that prohibits any sign not expressly 

allowed.  

Commented [PC9]: 10/08/25 PZC Meeting - No 

Change to Section C 

Commented [PC8R6]: #8 
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4. Signs that imitates in size, color, lettering or design any traffic sign or signal and may confuse or mislead pedestrian or 

vehicular traffic. 

5. Electronic messaging signs. 

6. Flashing, rotating or moving signs including glittery, fluorescent finishes or finishes that imply movement. 

7. Any attached or mounted sign which projects more than sixteen (16) inches from the building. 

8. Any sign not expressly permitted by these Regulations. 

D. Permanent Signs Permitted In Commercial or Industrial Zones 

1. Attached Signs 
 

Description Max. 

Number 

Max. Area Per Sign Permit Lighting 

Primary Attached Signs 

A wall sign mounted parallel to building façade, 

extending not more than 16 inches from wall; or, 
1 per each 

ground floor 

business with 

direct outside 

access 

1 sq. ft. per linear ft. 

of building frontage if 

single tenant building 

or 

unit frontage if multi- 

tenant building 

 

 

 

 

Staff 

 

 

 

Internal 

Indirect 

Channel 

Halo 

In lieu of a wall sign, an overhanging sign projecting 

perpendicular or oblique to building or extending 

more than 16 inches from wall. 

An additional wall sign of equal size and design to 

the primary sign; or in the case of buildings with 

multiple frontages, multiple entrances, or location of 

parking one larger sign oriented to building entrance 

may be permitted 

1 per each 

applicable 

business 

0.5 sq. ft. per linear ft. 

of secondary building 

frontage 

Roof Signs 

In lieu of a wall sign, for buildings with flat roofs, not 

to exceed more than four (4) ft from the roof of the 

building 

 

 

 

 

1 sq. ft. per linear ft. 

of building frontage if 

 

 

 

 

Internal 

Indirect 

Commented [PC10]: Do we want to allow 

time/temperature signs on a bank for example 

Commented [MD11R10]: I don’t know it’s necessary. 

The PZC can determine what they think is 

appropriate.  

Commented [PC12]: Why 16 inches? And I’m 

thinking of some of the signs at Evergreen Walk 

which project further than that from the building 

Commented [MD13R12]: I think the was based on 

the basis of a sign cabinet being approximately 12” 

Commented [PC14]: In cases where “staff” is 

mentioned, should that be ZEO instead?  What other 

staff might be doing the work that is referred to? 

Commented [MD15R14]: Tolland co-authorizes the 

Planner to do permit reviews which is why it says 

staff. If we needed to specify we could include ZEO ...

Commented [PC16R14]: 11/12/25 PZC Meeting - 

Leave “Staff” 

Commented [PC17]: Lighting of signs should be 

discussed 

Commented [PC18]: We currently don’t allow roof 

signs 

Commented [MD19R18]: I don’t think they should 

be allowed. This can be removed. 

Commented [PC20R18]: 11/12/25 PZC Meeting - 

Leave in Roof Signs 

Formatted Table
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In lieu of a Primary Attached sign for buildings with 

pitched roofs, not to exceed the height of the 

building 

1 per 

business 

single tenant building 

or 

unit frontage in multi- 

tenant building 

Commission Channel 

Halo 

Secondary Wall Signs 

 

Secondary Wall Sign < 12 sq. ft.; or, 

 

1 per 

common 

entrance 

1 sq. ft. per tenant, up 

to 12 sq. ft. total. 

Staff Internal 

Indirect 

Channel 

Halo 
 

Secondary Wall sign > than 12 sq. ft. 

As approved by 

Commission 

Commission 

Canopy Sign 

In lieu of an additional wall sign, painted or affixed 

to a permanent automotive fuel or service canopy, 

 

1 

 

0.5 sq. ft. per linear ft. 

of building frontage 

 

Staff 

Internal 

Indirect 

Channel 

Halo 

2. Detached Signs 
 

 

Description 

Max. 

Number 

Max. Area 

Per Sign 

 

Permit 

 

Lighting 

Freestanding 

Freestanding sign. 1 per 

parcel 

 

 

32 sq. ft. 

Commission Internal 

Indirect 

Channel 

Halo 
A second Freestanding sign of similar design may be approved if the 

Commission finds the second sign will promote safer traffic 

operations and the lot has frontage on and access from two public 

streets. 

1 Special 

Permit 

Freestanding Low Profile 

Commented [PC21]: Lighting of signs should be 

discussed 

Commented [PC22R21]: 11/12/25 PZC Meeting - 

Leave Lighting of signs as written 

Commented [PC23]: Lighting of signs should be 

discussed 

Commented [PC24R23]: 11/12/25 PZC Meeting - 

Leave Lighting of signs as written 

Commented [PC25]: We currently do not allow 

canopy signs 

Commented [MD26R25]: I think the rule to not allow 

them is antiquated and essentially all of the canopies 

in Town have the signage so it might be worth ...

Commented [PC27R25]: 11/12/25 PZC Meeting - 

Leave in “Canopy Sign” 

Commented [PC28]: Lighting of signs should be 

discussed 

Commented [PC29R28]: 11/12/25 PZC Meeting - 

Leave Lighting of signs as written 

Commented [MD30]: I would suggest the PZC 

consider these as not requiring PZC approval. If we ...

Commented [PC31R30]: STILL NEEDS DISCUSSION 

Commented [PC32]: Lighting of signs should be 

discussed 

Commented [PC33R32]: 11/12/25 PZC Meeting - 

Leave Lighting of signs as written 



Section 19-3. Landscaping Requirements 
 

For PZC Meeting 12/10/25     4 
 

In lieu of any other Freestanding sign, one Freestanding Low Profile 

sign less than 4 feet in height above surrounding grade (including 

those designed as a stone wall, retaining wall, or other landscape 

feature), which are designed to incorporate Natural materials that 

reflect site characteristics and additional plantings 

1 48 sq. ft. CommissionSt

aff 

Internal 

Indirect 

Channel 

Halo 

3. Other Signs 

 

 

 

Description 

 

Max. 

Number 

 

Max. Area Per 

Sign 

 

 

Permit 

 

 

Lighting 

Unified Development Sign 

For developments which have been approved, 

designed and designated as a business park or 

industrial park, a sign at each major entrance. 

1 per major 

entrance 

As approved by 

Commission 

Commission As approved 

by 

Commission 

Directional Device 

Shall be set back a minimum of 100 feet from a public 

street or oriented so that it is not directed towards 

traffic on a public street. 

As approved 

by Staff 

1 sq. ft. per 

business and 8 sq. 

ft. per sign face 

Staff  

No 

Traffic Control Device 

On-premiseOn-premises traffic control structure 

necessary for direction, convenience of the public and 

control of traffic and parking and in accordance with 

the Manual on Uniform Traffic Control Devices, as 

amended. 

 

 

n/a 

 

 

2 sq. ft. 

 

No permit 

required 

 

 

No 

Window Signs 

Non illuminated Window signs. n/a 25% of window 

area 

No permit 

required 

No 

Formatted: Font color: Auto, Not Strikethrough

Commented [PC34]: Lighting of signs should be 

discussed 

Commented [PC35R34]: 11/12/25 PZC Meeting - 

Leave Lighting of signs as written 

Commented [PC36]: 10/08/25 PZC Meeting - 

Changes per PZC 

Commented [PC37]: 10/08/25 PZC Meeting - No 

Change to Directional Device 

Commented [PC38]: 10/08/25 PZC Meeting - No 

Change to Traffic Control Device 

Commented [PC39]: 10/08/25 PZC Meeting - 

FURTHER DISCUSSION NEEDED 
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Illuminated Window signs. 1 4 sq. ft. No permit 

required 

Internal 

Channel 

Halo 

E. Permanent Signs Permitted in RDD and VCZResidential Zones 
 

 

Description 

Max. 

Number 

Max. Area 

Per Sign 

 

Permit 

 

Lighting 

Announcement Sign for Home Occupation 

Located within 10 feet of the building and on the premises for 

which an approved Home Occupation permit has been issued. 

1 4 sq. ft None Indirect 

All Other Permitted Businesses 

Primary Wall sign 

Mounted parallel to building façade, extending no more than 

16 inches from wall 

1 16 sq. ft. Staff Indirect 

Freestanding sign 

On properties with frontage or visibility to a State road 1 per street 

frontage with 

an access 

driveway 

16 sq. ft.  

Commission

Staff 

 

Indirect 

On properties with frontage or visibility on any local road 12 sq. ft 

Unified Development Sign 

On properties with a valid subdivision or multi-family 

development project approval 

1 per project 16 sq. ft Commission Indirect 

Directional Device 

On-premiseOn-premises traffic control structure necessary for 

direction, convenience of the public and control of traffic and 

parking and in accordance with the Manual on Uniform Traffic 

Control Devices, as amended. 

n/a 2 sq. ft. No permit 

required 

No 

Commented [PC40]: Discuss, especially with regard 

to the LED signs that outline a window 

Commented [MD41R40]: I don’t think this should be 

allowed. If so, non-illuminated. 

Commented [MD42]: We could specify this is Res 

Zones, not RMUZ etc.  

Commented [PC43R42]: 10/08/25 PZC Meeting - 

DISCUSS Is it appropriate to allow 3 signs at a 

residential business - recommend offering a choice 

between a Primary Sign or Freestanding Sign? 

Commented [PC44]: 10/08/25 PZC Meeting - 

Changes per PZC 

Commented [PC45]: Do we currently allow home ...

Commented [MD46R45]: Regs currently allow a sign ...

Commented [MD47R45]: Section 450-18.6: ...

Commented [PC48]: 10/08/25 PZC Meeting - 

FURTHER DISCUSSION NEEDED re increasing the sign 

size 

Commented [PC49]: What kind of Primary Wall Sign ...

Commented [MD50R49]: This could be eliminated.  

Commented [PC51]: 10/08/25 PZC Meeting - No ...

Commented [PC52]: 10/08/25 PZC Meeting - ...

Commented [MD53]: Not sure this is needed 

Commented [PC54]: 10/08/25 PZC Meeting - No ...

Commented [PC55]: 10/08/25 PZC Meeting - No ...
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F. Temporary Signs 

Temporary signs may be displayed in accordance with the table below. 
 

 

Description 
Max. 

Number 

 

Max. Area 

 

Permit 

Property 

Use 

 

Lighting 

Roadside Sign 

Shall not be displayed for more than 60 days per calendar 

year. For properties with multiple businesses, approval is 

on a first-come basis. Signs shall be located on the same 

premisepremises as the business and shall not obstruct 

driver visibility. 

 

 

1 per 

business 

 

 

8 sq. ft. 

 

No 

permit 

required 

 

 

Commercial 

 

 

No 

Sidewalk Sign 

One sandwich-board style sign placed no farther than 10 

feet from the primary entry door to the business provided 

the placement does not obstruct pedestrian or vehicular 

access. The sign shall only be displayed during hours that 

the business is open. 

 

 

1 per 

business 

 

 

8 sq. ft. 

 

No 

permit 

required 

 

Commercial 

 

 

No 

Seasonal Sign 

For seasonal or temporary uses, a freestanding, portable, 

sandwich board sign or lawn style sign may be 

displayed during the operation of the use but may not 

be displayed year-round. 

 

Nonen/a 

Total sign 

area not to 

exceed 16 

sq. ft. 

 

No 

permit 

required 

 

Any 

 

No 

Banner 

Commented [PC56]: Need to compare to current 

regs which seem to be acceptable for temp signs 

and not allow more than we currently allow. 

Commented [PC57]: BEGIN HERE AT NOVEMBER 

MEETING 
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Shall not be displayed for more than 60 days per 

calendar year. Made of flexible material, affixed or 

suspended between two (2) or more points and located 

on the ground or attached to a building or structure, 

and not to exceed a height of two and one-half feet 

(2½ ft) in height. 

 

 

1 

 

 

32 sq. ft. 

(2.5’ x 12’) 

 

 

No 

permit 

required 

 

 

Commercial 

 

No 

Project Sign 

Located on a property actively offered for sale or lease 

or, during the time when such property is actively under 

construction, repair or improvement to be removed 

within thirty (30) days following project completion 

 

1 

 

1 

 

8 sq. ft. 

. 

32 sq. ft. 

 

 

No 

permit 

required 

 

Residential 

 

Commercial 

 

 

No 

Yard Sign 
     

Affixed to, or located on the ground, or any other 

structure or natural element, visible from a public right 

of way or adjacent property, displayed for a period not 

to exceed sixty (60) days 

 

 

Nonen/a 

 

 

6 sq. ft each 

No 

permit 

required 

 

 

Any 

 

 

No 

Development Sign 

Located on a property with an active zoning approval 

related to the development and construction of a 

commercial building(s) or multiple residential dwellings, 

for a period not to exceed three (3) years. An additional 

extension of up to three (3) years may be granted by 

the Commission. 

 

1 per 

street 

frontage 

 

 

32 sq. ft. 

 

 

Staff 

 

 

Any 

 

 

No 

G. Freestanding Sign Location and Height 
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Zone 

Maximum 

Height 

Freestanding 

Maximum Height 

Freestanding 

Low Profile 

Setback From 

Front 

Property Line 

Setback from 

Side/Rear 

Property Line 

Residence Zones R-1/R-2/R-3 8 feet 4 feet 10 feet 10 feet 

Business Zones GMUIZ/RMUZ/GB 8 feet 4 feet 10 feet 10 feet 

Neighborhood Business Zone (NB) 10 feet 4 feet 10 feet 10 feet 

Industrial Zone (I) 10 feet 4 feet 10 feet 10 feet 

     

     

     

     

     

H. Other Standards 

1. A freestanding, and low low-profile sign shall include a street number on the proposed sign in a separate sign element 

measuring no more than 15 inches high and 24 inches wide with numerals at least nine (9) inches high. Such element 

shall not be counted towards the sign area provided it is similar in design, construction and color to the main portion of 

the sign. 

2. An overhanging sign shall not project greater than four (4) feet, measured at right angles to the building to which the sign 

is attached. 

3. No sign shall be erected within or overhang a public right-of-way, except the Commission may permit an exception if the 

sign shall be installed behind the sidewalk or area where sidewalks would normally be built and the sign shall not 

overhang the traveled portion of the right-of-way. 
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4. No sign shall be installed so as to interfere with safe sight lines at a street intersection. 

I. Sign Lighting 

1. All signs shall meet the outdoor lighting requirements of § 450-3.20 of these regulations.Indirect Lighting: 

a. Indirect lighting fixtures shall be carefully located, aimed and shielded so that light is directed only onto the sign 

façade and shall not be aimed toward adjacent streets, roads or properties. 

b. The light source (bulb) of light fixtures shall not be directly visible from adjacent streets, roads or properties. 

c. Ground mounted fixtures shall be screened by bushes or other appropriate means. 

d. Sign mounted fixtures shall blend with the background color of the sign or its surroundings as deemed 

appropriate for the site. 

e. The average level of illumination on the vertical surface of the sign shall not exceed three (3) foot-candles and the 

uniformity ratio shall not exceed 2:1. 

f. The ZEO may require readjustment or relocation of a sign and its lighting to prevent glare and ensure vehicular and 

pedestrian safety. 

g. No lighting shall interfere with motorist and/or pedestrian safety. Any lighting creating a hazardous condition 

shall be removed. 

2. Channel Lighting: the average level of illumination on the translucent surface of the individual letters shall not exceed 

three (3) foot-candles and the uniformity ratio shall not exceed 2:1. 

3. Halo Lighting: the average level of illumination on the vertical surface behind the individual letters shall not exceed three 

(3) foot-candles, and the uniformity ratio shall not exceed 2:1. 

4. Internal Lighting: 

a. The average level of illumination on the vertical surface of the sign shall not exceed three (3) foot-candles, and the 

uniformity ratio shall not exceed 2:1. 

b. Internally illuminated signs existing at the date of adoption of these Regulations may remain and may have minor 

modifications to reflect changing business names, but more significant changes in location, size or structure, shall 
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require compliance with these Regulations. 

J. Sign Design and Construction 

1. All signs (including temporary signs permitted pursuant to § 450-18.5) shall be professionally designed and 

constructed of weather-resistant materials. Special events signs shall not be subject to the same standards as 

other temporary signs.Signs should complement and reinforce the architecture of the building façade through size, 

style, materials and location. 

2. Where there is more than one (1) business tenant occupying a commercial site, a comprehensive sign plan showing 

consistent scale, materials and style may be required by the Commission as part of a Site Plan or Special Permit application. 

3. Signs shall be constructed of sound and appropriate materials (such as wood and metals) and firmly supported. 

4.2. No balloons, streamers, pennants, banners or other devices shall be attached to a sign so as to not distract drivers or 

pedestrians. 

5. Freestanding signs shall: 

a. Have permanent, durable materials (e.g. stone, brick or wood) used as the base. 

b. Be landscaped at the base and around the sign with durable, low maintenance plant material with year round appeal 

per Section 19-3, Landscaping Requirements. 

K. Sign Maintenance 

1. Signs shall be maintained in good condition and repair. 

2. A sign which may be unsafe or in disrepair in the opinion of the Commission shall, upon notice from the ZEO, be repaired 

or removed by the owner or lessee of the property on which such signs stand within one (1) month of notice. 

L. Application Requirements 

An application for a sign shall include: 

1. The position of the sign and its structure in relation to adjacent buildings or structures and the property line. 

2. A detailed plan of the proposed sign showing the dimensions, colors and materials of the sign and all supporting 
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structures, lighting and landscaping. 

3. A statement showing the size, dimensions and location of all signs existing on the premises at the time of making said 

application. For properties with multiple businesses, staff may waive this requirement and only require information on 

existing signs related to the business subject to the application. 

M. Special Permit Criteria for Signs 

When granting a Special Permit for a sign, the Commission shall consider makinge the following findings and considerations. 

1. The Commission shall find that: 

a. The location, size and other aspects of the proposed sign will be in harmony with the orderly development of the area 

and will not alter the essential characteristics of the area. 

b. The landscaping, lighting, materials and design elements of the proposed sign are attractive and suitable in relation 

to site characteristics, the architecture of the building and the style of other buildings in the immediate area. 

2. The Commission may also consider special circumstances or conditions which may: 

a. Be unique to the premises and not shared by other premises in the neighborhood. 

b. Diminish recognition of the business conducted therein. 

c. Limit easy identification of a commercial complex. 

d. Create a potential traffic hazard. 

3. Such special circumstances or conditions may include, but shall not be limited to: 

a. The location of the building on the lot. 

b. The location of buildings on adjacent lots. 

c. Topography. 

d. The configuration of the lot. 

N. Increase in Allowed Signage 
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The Commission recognizes that through the adoption of these regulations, unique circumstances may exist which necessitates 

flexibility and to ensure that unintended non-conformities are not created. As such, the Commission may grant approval (with or 

without a public hearing) for a single sign which exceeds the criteria for sign area established by this Section by not more than 

twenty- five percent (25%), provided the following criteria have been met: 

1. A color rendering of the proposed sign has been provided. 

2. A location map indicating the proposed location of the sign has been provided. 

3. The proposed sign location will not obstruct pedestrian or vehicular traffic or sight lines. 

4. The approval of such request will not result in the creation of any new or expansion of any existing non-conformities. 

O. Administration and Enforcement 

The Regulations contained within this Section have been developed by the Commission with careful consideration for the health, safety 

and welfare for the Tolland Bolton community and the protections on free speech. The Commission further recognizes that in 

accordance with C.G.S Chapter 124, § 8-3, the PZC has the discretion to provide for the enforcement of such regulations. 

1. Enforcement of Section 19-2(F) 

The Commission may at any point authorize a temporary stay of any enforcement against any sign which may be in violation of 

the criteria of Section 19-2(F) provided such sign does not create a hazardous condition and/or is not located within a Town or 

State Right of Way. Such authorization shall apply to all signage, in all zones pursuant to this subsection and, shall be for a 

period of up to sixty (60) days, which may be extended by the Commission. 
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ITEMS LEFT TO BE ADDRESSED: 

Complete Table under G. Freestanding Sign Location and Height; 

Decision on D.2. Detached Signs – Commission vs. Staff approval; 

Add language to prohibit window outlining lighting; 

Codification numbering – this can probably happen after Commission’s decision. 

 

ARTICLE XVIII 
Signage 

§ 450-18.1 Purpose. 

To regulate the size, height, location and illumination of signs in a manner which is content neutral, 

consistent and supportive of the community and local businesses and to accomplish the following: 

1. Recognize the need for signs as a major form of communication while encouraging 

thoughtful design, spacing, materials and location, with a minimum of clutter. 

2. Provide for consistent treatment of all signage. 

3. Promote public safety by providing that official traffic regulating devices are easily 

visible and free from nearby visual obstructions, including blinking signs, excessive 

number of signs or signs resembling official traffic signs. 

4. To balance economic development and the preservation of local and historically 

significant Town elements. 

B. Applicability 

No sign shall be established, constructed, reconstructed, enlarged, extended, moved or structurally 

altered except in conformity with these Regulations and until a sign permit, if required by this 

Section, has been issued. 

C. Prohibited Signs 

The following signs are prohibited: 

1. Signs placed in the street right-of-way without a permit or approval by the town or state. 

2. Signs on utility poles or street trees. Any sign attached to a utility pole is illegal in 

accordance with General Statutes Section 23-65. 

3. Attention-getting devices including but not limited to inflatable “dancer” signs, search 

lights, flashing lights, or similar device visible from a public street. 

4. Signs that imitate in size, color, lettering or design any traffic sign or signal and may 

confuse or mislead pedestrian or vehicular traffic. 



 
 

For PZC Meeting 12/10/25   

  2 
 

5. Electronic messaging signs. 

6. Flashing, rotating or moving signs including glittery, fluorescent finishes or finishes that 

imply movement. 

7. Any attached or mounted sign which projects more than sixteen (16) inches from the 

building. 

8. Any sign not expressly permitted by these Regulations. 

D. Permanent Signs Permitted In Commercial or Industrial Zones 

1. Attached Signs 
 

Description Max. 

Number 

Max. Area Per Sign Permit Lighting 

Primary Attached Signs 

A wall sign mounted parallel to building façade, 

extending not more than 16 inches from wall; or, 
1 per each 

ground floor 

business with 

direct outside 

access 

1 sq. ft. per linear ft. 

of building frontage if 

single tenant building 

or 

unit frontage if multi- 

tenant building 

 

 

 

 

Staff 

 

 

 

Internal 

Indirect 

Channel 

Halo 

In lieu of a wall sign, an overhanging sign projecting 

perpendicular or oblique to building or extending 

more than 16 inches from wall. 

An additional wall sign of equal size and design to 

the primary sign; or in the case of buildings with 

multiple frontages, multiple entrances, or location of 

parking one larger sign oriented to building entrance 

may be permitted 

1 per each 

applicable 

business 

0.5 sq. ft. per linear ft. 

of secondary building 

frontage 

Roof Signs 

In lieu of a wall sign, for buildings with flat roofs, not 

to exceed more than four (4) ft from the roof of the 

building 

 

 

 

1 per 

business 

 

1 sq. ft. per linear ft. 

of building frontage if 

single tenant building 

or 

unit frontage in multi- 

tenant building 

 

 

 

Commission 

 

Internal 

Indirect 

Channel 

Halo In lieu of a Primary Attached sign for buildings with 

pitched roofs, not to exceed the height of the 

building 

Secondary Wall Signs 

 

Secondary Wall Sign < 12 sq. ft.; or, 

 

1 per 

common 

entrance 

1 sq. ft. per tenant, up 

to 12 sq. ft. total. 

Staff Internal 

Indirect 

Channel 

Halo 
 

Secondary Wall sign > 12 sq. ft. 

As approved by 

Commission 

Commission 
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Canopy Sign 

In lieu of an additional wall sign, painted or affixed 

to a permanent automotive fuel or service canopy, 

 

1 

 

0.5 sq. ft. per linear ft. 

of building frontage 

 

Staff 

Internal 

Indirect 

Channel 

Halo 

2. Detached Signs 
 

 

Description 

Max. 

Number 

Max. Area 

Per Sign 

 

Permit 

 

Lighting 

Freestanding 

Freestanding sign. 1 per 

parcel 

 

 

32 sq. ft. 

Commission Internal 

Indirect 

Channel 

Halo 
A second Freestanding sign of similar design may be approved if the 

Commission finds the second sign will promote safer traffic 

operations and the lot has frontage on and access from two public 

streets. 

1 Special 

Permit 

Freestanding Low Profile 

In lieu of any other Freestanding sign, one Freestanding Low Profile 

sign less than 4 feet in height above surrounding grade (including 

those designed as a stone wall, retaining wall, or other landscape 

feature), which are designed to incorporate Natural materials that 

reflect site characteristics and additional plantings 

1 48 sq. ft. Staff Internal 

Indirect 

Channel 

Halo 

3. Other Signs 

 

 

 

Description 

 

Max. 

Number 

 

Max. Area Per 

Sign 

 

 

Permit 

 

 

Lighting 

Unified Development Sign 

For developments which have been approved, 

designed and designated as a business park or 

industrial park. 

1 per major 

entrance 

As approved by 

Commission 

Commission As approved 

by 

Commission 

Directional Device 

Shall be set back a minimum of 100 feet from a public 

street or oriented so that it is not directed towards 

traffic on a public street. 

As approved 

by Staff 

1 sq. ft. per 

business and 8 sq. 

ft. per sign face 

Staff  

No 

Traffic Control Device 



 
 

For PZC Meeting 12/10/25   

  4 
 

On-premises traffic control structure necessary for 

direction, convenience of the public and control of 

traffic and parking and in accordance with the Manual 

on Uniform Traffic Control Devices, as amended. 

 

 

n/a 

 

 

2 sq. ft. 

 

No permit 

required 

 

 

No 

Window Signs 

Non illuminated Window signs. n/a 25% of window 

area 

No permit 

required 

No 

Illuminated Window signs. 1 4 sq. ft. No permit 

required 

Internal 

Channel 

Halo 

E. Permanent Signs Permitted in Residential Zones 
 

 

Description 

Max. 

Number 

Max. Area 

Per Sign 

 

Permit 

 

Lighting 

Announcement Sign for Home Occupation 

Located on the premises for which an approved Home 

Occupation permit has been issued. 

1 4 sq. ft None Indirect 

All Other Permitted Businesses 

Primary Wall sign 

Mounted parallel to building façade, extending no more than 

16 inches from wall 

1 16 sq. ft. Staff Indirect 

Freestanding sign 

On properties with frontage or visibility to a State road 1 per street 

frontage with 

an access 

driveway 

16 sq. ft.  

Staff 

 

Indirect 

On properties with frontage or visibility on any local road 12 sq. ft 

Unified Development Sign 

On properties with a valid subdivision or multi-family 

development project approval 

1 per project 16 sq. ft Commission Indirect 

Directional Device 

On-premises traffic control structure necessary for direction, 

convenience of the public and control of traffic and parking and 

in accordance with the Manual on Uniform Traffic Control 

Devices, as amended. 

n/a 2 sq. ft. No permit 

required 

No 

F. Temporary Signs 
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Temporary signs may be displayed in accordance with the table below. 
 

 

Description 
Max. 

Number 

 

Max. Area 

 

Permit 

Property 

Use 

 

Lighting 

Roadside Sign 

Shall not be displayed for more than 60 days per calendar 

year. For properties with multiple businesses, approval is 

on a first-come basis. Signs shall be located on the same 

premises as the business and shall not obstruct driver 

visibility. 

 

 

1 per 

business 

 

 

8 sq. ft. 

 

No 

permit 

required 

 

 

Commercial 

 

 

No 

Sidewalk Sign 

One sandwich-board style sign placed no farther than 10 

feet from the primary entry door to the business provided 

the placement does not obstruct pedestrian or vehicular 

access. The sign shall only be displayed during hours that 

the business is open. 

 

 

1 per 

business 

 

 

8 sq. ft. 

 

No 

permit 

required 

 

Commercial 

 

 

No 

Seasonal Sign 

For seasonal or temporary uses, a freestanding, portable, 

sandwich board sign or lawn style sign may be 

displayed during the operation of the use but may not 

be displayed year-round. 

 

n/a 

Total sign 

area not to 

exceed 16 

sq. ft. 

 

No 

permit 

required 

 

Any 

 

No 

Banner 

Shall not be displayed for more than 60 days per 

calendar year. Made of flexible material, affixed or 

suspended between two (2) or more points and located 

on the ground or attached to a building or structure, 

and not to exceed a height of two and one-half feet 

(2½ ft) in height. 

 

 

1 

 

 

32 sq. ft. 

(2.5’ x 12’) 

 

 

No 

permit 

required 

 

 

Commercial 

 

No 

Project Sign 

Located on a property actively offered for sale or lease 

or, during the time when such property is actively under 

construction, repair or improvement to be removed 

within thirty (30) days following project completion 

 

1 

 

1 

 

8 sq. ft. 

. 

32 sq. ft. 

 

 

No 

permit 

required 

 

Residential 

 

Commercial 

 

 

No 

Yard Sign 
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Affixed to, or located on the ground, or any other 

structure or natural element, visible from a public right 

of way or adjacent property, displayed for a period not 

to exceed sixty (60) days 

 

 

n/a 

 

 

6 sq. ft each 

No 

permit 

required 

 

 

Any 

 

 

No 

Development Sign 

Located on a property with an active zoning approval 

related to the development and construction of a 

commercial building(s) or multiple residential dwellings, 

for a period not to exceed three (3) years. An additional 

extension of up to three (3) years may be granted by 

the Commission. 

 

1 per 

street 

frontage 

 

 

32 sq. ft. 

 

 

Staff 

 

 

Any 

 

 

No 

G. Freestanding Sign Location and Height 

 

 

 

Zone 

Maximum 

Height 

Freestanding 

Maximum Height 

Freestanding 

Low Profile 

Setback From 

Front 

Property Line 

Setback from 

Side/Rear 

Property Line 

Residence Zones R-1/R-2/R-3 8 feet 4 feet 10 feet 10 feet 

Business Zones GMUIZ/RMUZ/GB 8 feet 4 feet 10 feet 10 feet 

Neighborhood Business Zone (NB) 10 feet 4 feet 10 feet 10 feet 

Industrial Zone (I) 10 feet 4 feet 10 feet 10 feet 

H. Other Standards 

1. A freestanding, low-profile sign shall include a street number on the proposed sign in a 

separate sign element measuring no more than 15 inches high and 24 inches wide with 

numerals at least nine (9) inches high. Such element shall not be counted towards the 

sign area provided it is similar in design, construction and color to the main portion of 

the sign. 

2. An overhanging sign shall not project greater than four (4) feet, measured at right angles 

to the building to which the sign is attached. 

3. No sign shall be erected within or overhang a public right-of-way, except the Commission 

may permit an exception if the sign shall be installed behind the sidewalk or area where 

sidewalks would normally be built and the sign shall not overhang the traveled portion of 

the right-of-way. 

4. No sign shall be installed so as to interfere with safe sight lines at a street intersection. 

I. Sign Lighting 
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All signs shall meet the outdoor lighting requirements of § 450-3.20 of these regulations. 

J. Sign Design and Construction 

1. All signs (including temporary signs permitted pursuant to § 450-18.5) shall be 

professionally designed and constructed of weather-resistant materials. Special 

events signs shall not be subject to the same standards as other temporary 

signs. 

2. No balloons, streamers, pennants, banners or other devices shall be attached to a sign so 

as to not distract drivers or pedestrians. 

K. Sign Maintenance 

1. Signs shall be maintained in good condition and repair. 

2. A sign which may be unsafe or in disrepair in the opinion of the Commission shall, upon 

notice from the ZEO, be repaired or removed by the owner or lessee of the property on 

which such signs stand within one (1) month of notice. 

L. Application Requirements 

An application for a sign shall include: 

1. The position of the sign and its structure in relation to adjacent buildings or structures 

and the property line. 

2. A detailed plan of the proposed sign showing the dimensions, colors and materials of the 

sign and all supporting structures, lighting and landscaping. 

3. A statement showing the size, dimensions and location of all signs existing on the 

premises at the time of making said application. For properties with multiple businesses, 

staff may waive this requirement and only require information on existing signs related to 

the business subject to the application. 

M. Special Permit Criteria for Signs 

When granting a Special Permit for a sign, the Commission shall consider making the following 

findings and considerations. 

1. The Commission shall find that: 

a. The location, size and other aspects of the proposed sign will be in harmony with the 

orderly development of the area and will not alter the essential characteristics of the 

area. 

b. The landscaping, lighting, materials and design elements of the proposed sign are 
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attractive and suitable in relation to site characteristics, the architecture of the 

building and the style of other buildings in the immediate area. 

2. The Commission may also consider special circumstances or conditions which may: 

a. Be unique to the premises and not shared by other premises in the neighborhood. 

b. Diminish recognition of the business conducted therein. 

c. Limit easy identification of a commercial complex. 

d. Create a potential traffic hazard. 

3. Such special circumstances or conditions may include, but shall not be limited to: 

a. The location of the building on the lot. 

b. The location of buildings on adjacent lots. 

c. Topography. 

d. The configuration of the lot. 

N. Increase in Allowed Signage 

The Commission recognizes that through the adoption of these regulations, unique circumstances 

may exist which necessitates flexibility and to ensure that unintended non-conformities are not 

created. As such, the Commission may grant approval (with or without a public hearing) for a single 

sign which exceeds the criteria for sign area established by this Section by not more than twenty- 

five percent (25%), provided the following criteria have been met: 

1. A color rendering of the proposed sign has been provided. 

2. A location map indicating the proposed location of the sign has been provided. 

3. The proposed sign location will not obstruct pedestrian or vehicular traffic or sight lines. 

4. The approval of such request will not result in the creation of any new or expansion 

of any existing non-conformities. 

O. Administration and Enforcement 

The Regulations contained within this Section have been developed by the Commission with careful 

consideration for the health, safety and welfare for the Bolton community and the protections on 

free speech. The Commission further recognizes that in accordance with C.G.S Chapter 124, § 8-3, 

the PZC has the discretion to provide for the enforcement of such regulations. 

1. Enforcement of Section 19-2(F) 

The Commission may at any point authorize a temporary stay of any enforcement against any 

sign which may be in violation of the criteria of Section 19-2(F) provided such sign does not 
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create a hazardous condition and/or is not located within a Town or State Right of Way. Such 

authorization shall apply to all signage, in all zones pursuant to this subsection and shall be for 

a period of up to sixty (60) days, which may be extended by the Commission. 

 


	251112 PZC Regular Meeting Minutes
	1225-1230 Informal Discussion 251210 PZC meeting
	1225 GIS Map with Proposed Subdivision
	2026-27 PZC Draft Budget Copy of 11 - at PZC Mtg 251210
	DRAFT Sign Reg Amendments WITH COMMENTS 251210 PZC Mtg
	DRAFT Sign Reg Amendments SHOWING NO MARKUP 251210 PZC Mtg

