
 

        Town of Charlotte  1 

PLANNING COMMISSION   2 
Meeting Conducted at Town Hall and via Teleconference  3 

January 22, 2026 4 
  5 

 6 
  7 
Planning Commission: Matt Krasnow (Chair), Robert Bloch (Vice Chair), Bill Stuono, Ken Smith, 8 

Carrie Spear, Linda Radimer. Absent: Ashley Berliner. 9 

Staff: Lindsay Kahn, Town Planner, Nicole Burnell, Recording Secretary. 10 
 11 
OTHERS: Frank Tenney, JD Herlihy, Charles Russell, Gerald Bouchard, Alexa Lewis, Claudia 12 
Mucklow, Sharon Mount, Lydia Clemmons, Patricia O’Donnell.  13 

 14 

Posted Agenda:  15 
6:30 PM  Call to Order  16 
6:31 PM  Changes to Agenda (if any); Public Comment (for items not on the agenda)  17 

6:33 PM  Review & approve draft PC meeting minutes: January 8 meeting 18 
6:35 PM  Town Plan Hearing  19 
7:40 PM  Section 248 Education  20 

8:20 PM  Updates from around Town  21 
8:25 PM  Draft next meeting agenda  22 

8:30 PM  Adjourn 23 

 24 

Call to Order:  25 
Matt Krasnow called the meeting to order at 6:35pm. 26 

 27 

Changes to Agenda (if any); Public Comment (for items not on the agenda):    28 
 Robert Bloch asked for review of the agenda for the February 5th Planning Commission Vision 29 

Workshop. Matt noted that Ashley Berliner would be facilitating and was absent. 30 
 31 

Review & approve draft PC meeting minutes: January 8 meeting: 32 

MOTION by Matt Krasnow; seconded by Robert Bloch, to approve the PC meeting 33 
minutes for January 8, 2026, as amended. VOTE: 5 ayes, motion carried. Linda Radimer abstained, 34 

Ashley Berliner was absent.   35 

 36 
Town Plan Hearing:  37 
 Matt reviewed the informational slide deck.  38 

The first slide provided recognition to all Town Plan update contributors.  39 

The second slide noted when the current Town Plan expires, March 6, 2026, and the option to 40 
amend the Town Plan with new developments or conditions, once enacted.   41 

The third slide outlined why municipal plans are necessary in Vermont, and the rationale behind 42 
the decision to move forward with the required update.  43 

The fourth slide spoke about process and procedure and referenced state statutes on required 44 

public hearings to be held by both the Planning Commission and Selectboard.  45 
The fifth slide defined the purpose of the Town Plan update. 46 
Slides six through nine made note of the need to come into compliance with newly enacted state 47 

statutes, including Act 47/Home Act. Matt spoke to low, mid, and high housing targets from the 48 
Chittenden County Regional Planning Commission (CCRPC), how Charlotte’s 2030 and 2050 housing 49 
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targets reflect the low targets and current housing development trends. Matt explained that Act 171 50 

pertains to new terms, such as forest blocks and habitat connectors, and extraction of earth resources. 51 
Act 174 includes standards and guidance for Enhanced Energy Plans.  52 

Slides ten and eleven outlined updates to demographic, social, housing, transportation, and 53 

energy data throughout various tables within the Town Plan. 54 
The twelfth slide depicted how updates to the implementation table reflect strategies from the 55 

2018 town plan that are still ongoing.  56 
The thirteenth slide listed maps that were updated as part of the Town Plan update. These 57 

included the Future Land Use Map, Trail Vision Map, and Energy Maps.  58 

The fourteenth slide compared the 2018 and 2026 Future Land Use Maps. Robert confirmed that 59 
the public would like an outline of the changes between the two maps. Lindsay Kahn explained that the 60 
2026 Future Land Use Map is compatible with the CCRPC’s Future Land Use Map which has new 61 
statewide designations (Tier 1 and Tier 2). Lindsay clarified that the Future Land Use Map is not a 62 
zoning map. Frank Tenney asked if the Future Land Use Map shows the village districts. Lindsay 63 

responded that the Future Land Use Map does not depict any districts. Patricia O’Donnell said she 64 

observed a clearer definition between the East and West Villages on the 2026 Future Land Use Map and 65 
asked if this was based on the East and West Village planning efforts. Lindsay responded that the new 66 

designations are statewide and not based on recent East and West Village planning.  67 
The fifteenth slide gave a comparison between the 2018 and 2026 Trails Maps. Matt pointed to 68 

the significant number of trails that have been built in the past 8 years. Frank asked if undeveloped trails 69 

were depicted, it was confirmed that all undeveloped trails were not depicted. Claudia Mucklow 70 
questioned who determines trails to be built. Matt responded the Selectboard and Trails Committee. 71 

Claudia pointed to conservation complications with this approach. Matt suggested that Claudia forward 72 
her concerns to the Selectboard. Bill Stuono circled back to Frank’s question and pointed out that not all 73 
known easements are depicted. Lindsay could not speak to why an easement wouldn’t be included on 74 

the map. Lydia Clemmons noted that her comments and concerns were forwarded to the Selectboard and 75 

Trails Committee but not reflected on the 2026 Trails Map. Matt discussed why amendments cannot be 76 
made between warning a hearing and voting. 77 

The sixteenth slide provided a contrast of the 2018 and 2026 Potential Energy Resources Maps. 78 

Lydia asked if the maps reflect where solar can be developed. Matt responded that the maps depict solar 79 
viability and spoke about changes in solar technology in the past 8 years. Charles Russell pointed out 80 
that an open field on his property was not depicted and suggested that this oversight might be 81 
widespread. Alexa Lewis mentioned a note on the 2026 map that referenced potential state and local 82 

constraints and asked for clarity on state constraints. Lindsay reviewed a list of potential state constraints 83 
that was provided by the CCRPC. Bill pointed out that the list of CCRPC constraints had changed from 84 
known to potential.  85 

The seventeenth slide allowed for a comparison between 2018 and 2026 Potential Wind Energy 86 
Resources Maps. Bill commented that changes between the two maps were difficult to understand, given 87 

changes to criteria were minimal. Robert responded that he reads the changes as inclusion of more 88 

marginal wind areas. Bill then spoke about H651 which proposes elimination of aesthetic 89 

considerations.  90 
The last slide opened the conversation to public comment.  91 
Lydia stated that in 2016 the Clemmons Farm was named as part of the African American 92 

Heritage Trail as a historic site. In 2025, the farm was added to the National Register of Historic Places 93 
and now it is a national landmark. Lydia also noted that the Clemmons Farm is owned by a non-profit. 94 
The non-profit is interested in collaborating with the Town on future planning for the property.   95 

Gerald Bouchard pointed to an administrative error clumping the east and west villages. Robert 96 
suggested that Gerald compile all the administrative errors that he could find and send to Lindsay. To 97 
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this, Lydia commented that an appendix indicates that 5.7% of Charlotte is Black African American 98 

which Lydia believed to be a typo.  99 
Patricia said that neither Accessory Dwelling Units (ADU) nor Act S237 are referenced within 100 

the proposed Town Plan update. Matt explained the vetting process the proposed Town Plan underwent, 101 

which included heavy reliance on the CCRPC. To Patricia’s comment, Bill noted that ADU’s are a large 102 
contributor to Charlotte reaching low target housing rates, which was taken into consideration by the 103 
CCRPC.  104 

 105 

Section 248 Education:  106 
 Lindsay reviewed a slide deck for informational purposes.  107 
 The first slide provided an overview of Section 248, a Vermont law that requires state-level 108 
review by the Vermont Public Utility Commission (PUC) for approval of the preparation and 109 
construction of: electric transmission facilities, electric generation facilities, and gas pipeline and 110 
associated infrastructure. 111 

 The second slide outlined the typical Section 248 process. Subsequent slides reviewed each step 112 

in the process individually.  113 
 The third slide, and first step in Section 248: 45-Day Advanced Notice. This is given to affected 114 

regional and municipal planning commissions and municipal legislative bodies. The slide also listed 115 
actions that may be taken in response to the 45-day Advanced Notice by municipal and regional 116 
commissions.  117 

 The fourth slide defined the second step; Petition Filed. Once the 45-days have lapsed, the  118 
Petition may be filed with the PUC. Notice is given to adjoining landowners, state agencies, municipal 119 

and regional commissions, and municipal legislative bodies. In addition, there is notice of complete 120 
Petition.  121 
 The fifth slide and next step, Scheduling Conference. The slide outlined all that occurs during a 122 

Scheduling Conference, which concludes with the Hearing Officer issuing a Scheduling Order.  123 

 The sixth slide noted the two ways to participate in a Section 248 proceeding. These include 124 
Public Comments and Formal Party Participation. The slide defined both.  125 
 The seventh and eighth slides continued to outline and define Participation as follows: Notice of 126 

Intervention, Motion to Intervene, Public Hearing, Site Visit, and deadlines. Bill asked when a Notice of 127 
Intervention should be filed. Lindsay said this cannot be done during the 45-Day Advanced Notice, but 128 
rather in the Participation phase. Matt clarified that both the Planning Commission and Selectboard can 129 
file a Motion to Intervene. Frank asked when adjoining landowners are notified that they can file a 130 

Motion to Intervene. Lindsay could not respond to Frank’s question without further research.  131 
 The ninth slide reviewed the Litigation Process. These include discovery, submission of 132 
comments, testimony and exhibits, evidentiary hearing, briefing, proposal for decision, and final order.  133 
 The tenth slide referenced additional resources and provided links.  134 
 The eleventh slide listed all open projects in Charlotte.  135 

 The twelfth slide provided information on the open project, a De Minimis Petition for the 136 

modification to the Bell Atlantic Mobile Telecommunication Tower at 244 Church Hill Road.  137 

 Lindsay asked if anyone had questions.  138 
Matt provided information on when to file a Motion to Intervene that he had located on the PUC 139 

website. Filing occurs under a Scheduling Order.  140 
Bill had a question regarding the reference to Town Plan Section 1.10 Utilities, Facilities, & 141 

Services. Bill asked if there are proposed changes to that section of the Town Plan. Lindsay responded 142 
that there are no proposed changes to that section.  143 

Charles commented that the slide deck does not outline what would trigger the Planning 144 
Commission to intervene. Charles said the CCRPC might be a resource in determining this. To this, Bill 145 

stated he thought the initial step would be for the Planning Commission to issue a letter. Charles again 146 
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suggested that this be discussed with the CCRPC to understand any legal ramifications. Bill asked 147 

Lindsay if she had any insight. Lindsay said she too was under the impression that a letter could be 148 
drafted by a Town Planner. Matt noted that once opposition is in writing, the applicant will secure 149 
counsel, putting any entity that intervenes, without counsel, at a disadvantage. Robert said he interpreted 150 

Charles’s suggestion as the need to ensure the Town Plan supports intervention.  151 
JD Herlihy commented that it would be useful to know when the Town or adjoining landowners 152 

can provide feedback, versus formal intervention.  153 
Lindsay asked if the Selectboard Chair had received official notification of the De Minimis 154 

Petition. Neither Frank nor JD had been notified of the official notification. Matt said he had not 155 

received notification as the Planning Commission Chair.  156 
Bill said he’d like to emphasize that the PUC is seeking input from the Planning Commission.  157 

 158 

Updates from around Town: 159 
 Bill suggested that the Planning Commission follow H651-visual impacts to energy projects.   160 

 161 

Planning Commission Vision Workshop:  162 
Robert asked if the intent of the Planning Commission Vision Workshop is to discuss Planning 163 

Commission members’ visions for the Town or how to work more effectively. Lindsay responded the 164 
focus will be on how to work more effectively with visions interwoven. Robert pointed out that he had 165 
taken Bill’s suggestion and reviewed the Planning Commission’s duties, which could extend far beyond 166 

tweaking Land Use Regulations. Robert also noted how time consuming LUR amendments can become. 167 
For instance, those pertaining to Thompson’s Point.  168 

 169 

Draft next agenda: 170 
  Lindsay listed the Planning Commission Vision Workshop and suggested a discussion of Tier 171 

1B status. Bill thought the Selectboard had made an official motion around Tier 1B, specifically, to not 172 

classify as Tier 1B exempt. Matt suggested that Lindsay ask the Selectboard Chair. Lindsay said she 173 
would prefer that she give a brief presentation and the Planning Commission weigh-in.  174 
 175 

Adjourn: 176 
MOTION by Robert Bloch; seconded by Linda Radimer, to adjourn the meeting. VOTE: 6 177 

ayes, motion carried. The meeting was adjourned at 8:43pm.  178 
 179 

Minutes respectfully submitted: 180 
Nicole Burnell, Recording Secretary   181 


