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BOLTON PLANNING & ZONING COMMISSION 
REGULAR MEETING  

7:30 PM, WEDNESDAY, JANUARY 14, 2026 
BOLTON TOWN HALL, 222 BOLTON CENTER ROAD 

In-Person and Via Zoom 
MINUTES 

 

PZC Members Present In-Person:  Chairman Tom Manning, Vice-Chair Kawan Gordon, Ellen 
King, Eric Loveland, Marilee Manning, Alternates Rhea Klein, Peyton Rutledge 
PZC Members Absent:  Vice-Chair James Cropley 
 
Staff Present Via Zoom:  Patrice Carson, AICP, Consulting Director of Community Development; 
Rebekah Lyon, Recording Secretary 
Others Present Via Zoom:  Jim Loersh 
 
1. Call To Order:  T. Manning called the meeting to order at 7:30pm.  R. Klein was seated for J. 
Cropley and P. Rutledge was seated for A. Fiano. 
 
2. Approval of Minutes: December 10, 2025 
K. Gordon MOVED to APPROVE the December 10, 2025 minutes with a spelling correction from 
“Payton” to “Peyton” Rutledge.  E. King SECONDED.  MOTION CARRIED 7:0:0. 
 
3. Residents’ Forum:  No residents wished to speak. 
 
4. Staff Reports 
P. Carson reported that she has been working on the following items: 

• Various meetings including:  Brownfields, CRCOG pathways, CRCOG Transportation, CTCMA 
quarterly meeting focused on housing, Advance CT Partners economic development 

• Annual review/submittal of the town’s Hazard Mitigation Plan 

• Inquiry on 1 Notch Rd:  The property is currently for sale.  Asplundh requested the removal 
of trees.  P. Carson said they could trim but not remove because the trees are required to stay as 
the industrial site screening.  Asplundh declined to trim at this time and will remove blue flags. 

• Provided affordable housing contacts to Mr. Richard Grodsky 

• Upcoming Bolton Notch Interchange meeting later this month to review a proposal for the 
Bolton Notch Interchange.  Currently, there is no funding/engineering for this project. 
P. Carson provided an update on the Cider Mill property.  The property was selected by CRCOG 
to be a part of a pilot to highlight housing development opportunities on various property 
types.  P. Carson is expecting to see a proposal in the next several weeks. 
 
5. Old Business 
a. Other: 
P. Carson provided PZC members a handout, summarizing CT’s affordable housing statute, for 
reference.  P. Carson noted that this may not apply after the new housing bill is implemented.  



Bolton PZC 1/14/26 Regular Meeting Minutes Page 2 of 3 
 

There are various timelines for the implementation of the new bill, with the first impact 
expected in July when the regional planning agencies are required to provide information to the 
state.  There is an upcoming meeting on January 22nd to review the housing bill.  P. Carson will 
get more information at that meeting.  Based on the December meeting P. Carson reports that 
there continues to be some confusion around the bill and how it will be implemented.  Further 
updates will be provided at the commission at the February meeting. 
 
6. New Business 
a. 2026/27 Biennial Appointment to CRCOG Regional Planning Commission 
T. Manning provided an overview of the CRCOG Regional Planning Commission meeting 
schedule (typically 4 meetings per year) and objectives.  Commissioners and attendees can get 4 
hours in training credits for attending the meetings.  Recent topics have included transportation, 
housing, and Third Places.  The commission votes on changes to the regulations following the 
regional planning commission review and public comment period.  T. Manning highlighted the 
opportunity to learn about what other towns are doing and applications being received.  In 
2024, T. Manning was the representative, J. Cropley was the alternate. 
 
M. Manning MOVED to APPOINT T. Manning to the CRCOG Regional Planning Commission for 
2026/2027.  T. Manning SECONDED.  MOTION CARRIED 7:0:0. 
 
Since J. Cropley was absent, the alternate appointment will be at the February meeting.  E. King 
expressed interest if J. Cropley decides not to continue as Alternate. 
 
b. Other:  There was no other new business. 
 
7. Ongoing Discussion:  Bolton Subdivision and Zoning Regulations 
P. Carson explained the process of adopting new regulations.  When the commission decides to 
send the regulations to public hearing there would need to be at least a 30-day notice period.  
The proposed regulations would be sent to CRCOG for review, the public hearing would be 
advertised and held.  After the public hearing closes the commission would decide to approve 
the regulations as written or with amendments and chose an effective date.  A legal notice 
would be published about the decision. New regulations would be codified and posted on the 
town’s website. 
 
M. Manning asked about current restrictions on signs that are not sufficiently illuminated.  
Emphasis on keeping with the dark sky regulations.  There are no current regulations regarding 
signs that are insufficiently illuminated.  Regulatory focus is on ensuring signs are not too bright. 
 
P. Carson reviewed current process for sign application.  The application for a sign asks for 
information including size and location.  Staff reviews and decides on most sign applications 
based on standard of meeting current regulations.  The commission would approve signs for 
some commercial projects or designate to staff. 
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The current regulations are hard to quantify for some signs.  The new regulations aim to simplify 
the calculations for a sign.  Current signs would be grandfathered in as long as the sign is not 
completely removed.  The new regulations are not more constraining and should be easier to 
implement.  The new regulations would allow for canopy signs, which are not currently allowed.  
Renumbering will be addressed after public hearing. 
 
T. Manning MOVED to bring Article XVIII Signage to public hearing at 7:30pm on Wednesday, 
March 11th at Bolton Town Hall in-person and virtually.  M. Manning SECONDED.  MOTION 
CARRIED 7:0:0. 
 
T. Manning asked if there were any other sections of the regulations that staff recommend 
changes to.  P. Carson will prepare some materials for the next meeting for review.  CRCOG does 
not make recommendations for updates to regulations as each municipality does their own 
planning and zoning.  However, towns often learn from each other and may choose to 
implement similar strategies. 
 
8. Correspondence:  Board of Selectmen meeting regarding Bolton Notch Intersection on 
January 27. 
 
Question was raised about communication between ZBA and PZC.  Brief discussion of the nature 
of ZBA, hardships, zoning regulation variances based on individual lot circumstances.  Both 
boards operate autonomously with no regular communication. 
 
9. Adjournment 
K. Gordon MOVED to ADJOURN the meeting at 8:32pm.  R. Klein SECONDED.  MOTION CARRIED 
7:0:0. 
 
Respectfully submitted by Rebekah Lyon 
 

Rebekah Lyon 

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

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. 
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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 
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 

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 
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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 

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 
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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  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 

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 
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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 

 

 

 

1 

 

 

32 sq. ft. 

 x  

 

 
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 

 

 

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 
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G. Freestanding Sign Location and Height 
 

 

 

Zone 

Maximum 
Height 

Freestanding 

Setback From 
Front 

Property Line 

Setback from 
Side/Rear 

Property Line 

Residence Zones R-1/R-2/R-3*    

Business Zones GMUIZ/ GB 12 feet 15 feet*  

RMUZ 6 feet 15 feet  

Neighborhood Business Zone (NB) 6 feet 15 feet  

Industrial Zone (I) 12 feet 15 feet*  

*Required Setback from Residence Zones is 100 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 

 450-3.20 of these regulations. 

J. Sign Design and Construction 

1.  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. 
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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 
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. 
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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 
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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February 5, 2026 
 
TO: BOLTON PLANNING AND ZONING COMMISSION 
  
REPORT ON ZONING REFERRAL Z-2026-15:  Proposed text amendment regarding signage. 
        
COMMISSIONERS:  Receipt is acknowledged of the above-mentioned referral.  Notice of this proposal 
was transmitted to the Regional Planning and Development Division of the Capitol Region Council of 
Governments under the provisions of Section 8-3b of the Connecticut General Statutes, as amended. 
 
COMMENT: The staff of the Regional Planning Commission of the Capitol Region Council of 
Governments has reviewed this zoning referral and finds no apparent conflict with regional plans and 
policies or the concerns of neighboring towns. 
 
The public hearing date has been scheduled for 3/11/2026. 
 
In accordance with our procedures this letter will constitute final CRCOG action on this referral.  
Questions concerning this referral should be directed to Jacob Knowlton. 
 
DISTRIBUTION:  Planner:  Andover, Glastonbury, Hebron, Manchester, Vernon, Coventry 
 
 
Respectfully submitted, 
 
Jennifer Bartiss-Earley, Chairman 
Regional Planning Commission 
 
William Rice, Vice Chairman 
Regional Planning Commission 
 

 
Jacob Knowlton 
Community Development Planner 
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