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Town of Charlotte
PLANNING COMMISSION
Meeting Conducted at Town Hall and via Teleconference
February 19, 2026

Planning Commission: Matt Krasnow (Chair), Robert Bloch (Vice-Chair), Linda Radimer, Ken Smith,
Ashley Berliner, Carrie Spear (Virtual).

Development Review Board: Charles Russell (Chair), Gerald Bouchard (Vice Chair), Alexa Lewis,
Brandon Tieso, Doug Paton.

Conservation Commission: Claudia Mucklow (Chair), Maggie Korey (Co-Chair/Virtual), Dave
McNally, Nate Caress. Absent: Sharon Mount, Pete Demick, Eli Lesser-Goldsmith.

Staff: Rebecca Kaplan, Zoning Administrator.
Others: JD Herlihy, Frank Tenney, Robin Reid.

Posted Agenda:

6:30 PM Call to Order

6:31 PM Changes to Agenda (if any); Public Comment (for items not on the agenda)
6:33 PM Review & approve draft PC meeting minutes: February 5th meeting

6:35 PM Quarterly Meeting with DRB & CCC —LUR Changes

7:30 PM Continuation of PC Vision session

8:15 PM Updates from around Town

8:20 PM Draft next meeting agenda

8:30 PM Adjourn

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

Changes to Agenda (if any); Public Comment (for items not on the agenda):

Robert Bloch asked to discuss educating the public about proposed changes to Land Use
Regulations (LURs). Ashley Berliner proposed moving the agenda item, to “review and approve draft
PC meeting minutes” until after the Quarterly Meeting.

Quarterly Meeting with DRB & CCC —-LUR Changes:

Charles Russell said he would present an overview of the Development Review Board (DRB)
proposed changes to LURSs after giving Gerald Bouchard the opportunity to address the Planning
Commission. Gerald said the requirement for 300 feet of road frontage originated in the 1960s and is
now antiquated. Maintaining this requirement has resulted in irregular shaped lots. Gerald recommended
a reduction in frontage requirements.

Charles opened his overview of the DRB’s proposed changes by noting that Underhill’s LURs
are like Charlotte’s LURs but have addressed many of the issues that the DRB encounters. In addition,
Underhill’s LURs begin with a chart that outlines permitted and conditional uses, setbacks, dimensional
standards, etc. for each district.

Charles then started to itemize each proposed change. Due to time constraints, Alexa Lewis
suggested that Charles instead review each category of proposed changes. Charles presented a concern
from the General Regulations category.
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Matt suggested that as the DRB continues to edit their proposed changes to LURs, which
differentiate those that the DRB are requesting and those identified by the Zoning Administrator. This
will be helpful when presenting to the voters. Matt also asked the DRB suggest an approach to bring
proposed changes to the voters.

Frank Tenney suggested that the Planning Commission consider the intent behind LURs.

Claudia Mucklow opened the Charlotte Conservation Commission (CCC) presentation of their
proposed changes to LURS with an update on mapping efforts that the CCC has undertaken. Claudia
said one of the overarching goals of the CCC is to establish a Natural Resource Overlay District. This
would also satisfy requirements of Act 171. Claudia then said the CCC is also seeking to establish
habitat connectors.

Claudia moved to desired standards, including the requirement for building envelopes for all
development in the Rural District. This would combat fragmentation. Another desired standard is to
limit the length of new driveways to 800 feet. This too would combat fragmentation.

Claudia spoke about using ‘must’ instead of ‘should’ in various sections of the LURSs.

Claudia suggested limiting the clearing of trees and vegetation on steep and very steep slopes.
This would minimize erosion and stormwater runoff.

Claudia proposed increasing the streambank buffers from 25 feet to 50 feet. This would
minimize erosion and allow wildlife greater access.

Claudia recommended that wetland buffers be aligned with state guidelines.

Claudia pointed out that the CCC’s advisory role is not outlined within the LURs.

Regarding Planned Rural Development (PRD), the CCC would like to increase the Open Space
requirements from 50 to 60% for major PRD subdivisions.

Claudia concluded with requested changes to definitions within the LURSs.

Robert asked Claudia about the CCC’s funding raising efforts for updated mapping. Claudia said
the CCC has raised sufficient funds to map habitat connectors, which is where updated mapping efforts
will begin.

Regarding the CCC’s advisory role, Charles spoke to the recently identified process to engage
applicants with the CCC via the Zoning Administrator during the initial phase of application process.

Frank addressed his concerns with current procedures for applications that involve more than one
aspect. For instance, Site Plan and Conditional Use Reviews. Frank would like separation of the aspects,
including in decision letters. Charles said he is in favor of one decision letter with division of the
aspects. Subsequent discussion of Sketch Plan Review being appealable in some towns but not in others.

Review & approve draft PC meeting minutes: February 5 meeting:
MOTION by Matt Krasnow; seconded by Linda Radimer, to approve the PC meeting
minutes for February 5, 2026, as amended. VOTE: 6 ayes, motion carried.

Continuation of PC Vision Workshop:

Ashley revisited the list of Commission Rules/Expectations of Decorum. Robert said he
preferred Expectations or Guidelines to Rules. Ken Smith pointed to redundancy within the list between
items one and five; consensus to remove item five. Ken questioned if assume good intentions, should be
changed to expect good intentions; subsequent discussion and consensus to use both assume and expect.

MOTION by Robet Bloch; seconded by Matt Krasnow, to adopt the Commission
Expectations of Decorum as part of the Commission Rules of Procedure. VOTE: 6 ayes, motion
carried.

Ashley moved to how to handle when Expectations are broken. Matt suggested using Robert’s
Rules/Point of Order. Robert proposed that the Chair use discretion and address on the side, instead of
being too formal. Ashley said the process piece requires live input, decorum to the side, unless
egregious. Ken said a precedent had been set with recent removal of a Planning Commission member.
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Ashley pointed out a major theme from the survey was regulating public comment. Ashley said
she would expect the Chair to moderate public comment. Matt responded that he has been considering
the best approach to handle this task, including holding public comment until the Planning Commission
discussion concludes. Robert spoke to the value that regular attendees add to Planning Commission
discussions.

Ashley moved to determining process for notification of absences. Discussion and consensus that
Planning Commission members would notify the entire group of absences.

Ashley then asked for any takeaways. Robert said he had drafted the Revised Process for
Planning Commission Business and reviewed his draft process as follows: Pre-discovery, Discovery,
Draft Revised Regulations, Final VVote. Matt said he liked the thought of standardization. Robert
suggested Planning Commission members review the draft and be prepared to discuss the draft at the
next meeting. Ashley proposed that feedback be sent to the Town Planner for consolidation. JD Herlihy
suggested that the objective be established before the Discovery phase. Robert responded that the
objective might change after Discovery.

Updates from around Town:

Robert commented on his concerns regarding proposed changes to LURS passing considering
recent conversations on Front Porch Forum. Robert suggested providing information to enhance
understanding amongst voters. To this, Linda Radimer said that information on infrastructure and
resource limitations should be provided. Matt offered to provide information on behalf of the Planning
Commission. Matt also noted that the Town Planner has made herself available to the public to discuss
any concerns. Frank pointed out that what is possible under the current LURS, and what is changing,
should be outlined for the public. Robin Reid noted her intent to vote against the proposed changes due
to lack of public input. Matt said that the Planning Commission is aware of the lack of public input and
plans to present items each voting cycle to engage voters.

Draft next agenda:
Matt designated an hour to review Robert’s Planning Commission process for advancing
proposed LURs and then referred to the previously established work plan.

Adjourn:
MOTION by Robert Bloch; seconded by Linda Radimer, to adjourn the meeting. VOTE: 6
ayes, motion carried. The meeting was adjourned at 8:37pm.

Minutes respectfully submitted:
Nicole Burnell, Recording Secretary




