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Town of Charlotte
PLANNING COMMISSION
Meeting Conducted at Town Hall and via Teleconference
March 5, 2026

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

Staff: Lindsay Kahn, Town Planner, Nicole Burnell, Recording Secretary.
OTHERS: Frank Tenney, Charles Russell, Claudia Mucklow, JD Herlihy.

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 19" meeting

6:35 PM Planning Commission Process for advancing Proposed Land Use Regulations
7:30 PM DRB/CCC LUR tech changes (1)

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):

Regarding changes to the agenda, Lindsay Kahn suggested that the Planning Commission adopt
their Decorum policy into the Planning Commission’s Rules of Procedure. Robert Bloch added a brief
discussion on a proposed follow-up Front Porch Forum posting.

Charles Russell congratulated the Planning Commission on presenting edits to the Land Use
Regulations (LURs) that were passed by voters.

Ashley Berliner said she is not seeking another term on the Planning Commission; her current
term will end in April. Subsequent review of when other Planning Commission members’ terms end.

MOTION by Matt Krasnow; seconded by Linda Radimer, to approve the PC meeting
minutes for February 19, 2026, as amended. VOTE: 6 ayes, motion carried.

Planning Commission Process for advancing Proposed Land Use Regulations:

Lindsay Kahn reviewed steps taken for the pre-discovery phase for the Development Review
Board (DRB)/Charlotte Conservation Commission (CCC) LUR technical changes agenda item. This
included meeting with the Chairs of both the DRB and CCC, the Zoning Administrator, and process
comparison with other towns. Lindsay said the presentation of the DRB/CCC LUR technical changes
would serve as the discovery phase. The objective for the current meeting is for the Planning
Commission to determine what further information would be helpful.

DRB/CCC LUR tech changes (1):

Lindsay began with the CCC’s proposed LUR technical changes. The CCC issued a memo to the
Planning Commission that included sections on the following: Rationale, Ideas, Standards, Definitions,
and Resources.
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Lindsay reviewed the main themes from the Rationale section.

Lindsay moved to the Ideas section of the CCC’s memo and discussed their proposal to create a
Natural Resources Overlay District. Lindsay noted that Habitat Connectors are a significant part of
Natural Resources Overlay Districts. The intent is for Arrowwood Environmental to assist with the
mapping of Habitat Connectors.

Robert confirmed that the Natural Resources Overlay District would span throughout the town of
Charlotte. Robert asked if there would be a clear set of definitions for what could be included in the
Natural Resources Overlay District. Matt said it would be helpful to outline degrees of importance
within the Natural Resources Overlay District. Claudia Mucklow, CCC Chair, said that the objective is
not to completely restrict development within the Natural Resources Overlay District. Rather, use it as a
guide for development and to establish building envelopes. Robert suggested that gray areas should not
be included. Lindsay spoke about Jericho’s Natural Resources Overlay District, which assigns levels of
priority. Robert felt that developable land should not be included. Lindsay pointed out that priorities are
assigned based on the resource that would be disrupted. Robert commented that the DRB has asked for
LURs that eliminate the need for discretion. Matt said he’d like a multiple-decade mapping analysis, to
demonstrate how the land has changed. Charles suggested that for lots that are completely encumbered
by the Natural Resources Overlay District, there is some means to allow development. Charles requested
a review of Areas of High Public Value as this hasn’t occurred since 2006. Lindsay said the Natural
Resources Overlay District would identify Areas of High Public Value and act as a regulatory
mechanism.

The discussion moved to the Standards section of the CCC’s memo. Lindsay commented that the
items labeled as proposed within the Standards section might be addressed by the creation of the Natural
Resources Overlay District. Robert asked Claudia if the CCC had raised sufficient funds for updated
mapping to create the Natural Resources Overlay District. Claudia confirmed that the funds needed had
been raised. Lindsay added that efforts will begin by establishing Habitat Connectors.

Other items within the Standards section noted the CCC’s request to change ‘should’ to ‘must.’
Robert disagreed and pointed out that definite language does not allow for any flexibility. Claudia said
without definite language, decisions are appealable. Matt asked Claudia if she knew any academic
professional that could be brought in to answer the Planning Commission’s questions. Claudia didn’t
have anyone in mind but will try to locate someone.

Lindsay suggested that any of the CCC’s proposed edits that include Areas of High Public VValue
be tabled until the Natural Resources Overlay District is established. To this, Claudia asked for the
CCC’s advisory role to be defined within the LURSs.

Frank Tenney cautioned against further restricting rights of property owners. JD Herlihy agreed
with Claudia’s request to define the CCC’s advisory role. JD also agreed with the shift from ‘should’ to
‘must.” JD said ‘should’ is unenforceable and has no place in LURs. To allow for DRB discretion,
caveats could be outlined. To Frank’s comment, Lindsay said the purpose of the Natural Resources
Overlay District is to provide a legal framework that reduces conflict, not to further restrict property
owners’ rights. Lindsay also agreed with Claudia’s request to define the advisory role of the CCC within
the LURs and spoke about how this has been handled by other towns. Charles spoke about the
educational benefits of applicants consulting with the CCC and how this has been incorporated into the
initial phase of the application process.

Adopting Planning Commission Decorum into the Planning Commission’s Rules of Procedure:
Lindsay proposed adding a Section 111 to the current Rules of Procedure to include the Planning
Commission’s Decorum policy.
MOTION by Matt Krasnow; seconded by Robert Bloch, to amend the Charlotte Planning
Commission’s Rules of Procedure to include a new Section III titled Decorum. VOTE: 6 ayes,
motion carried.
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Lindsay had an additional edit within the Rules of Procedure to remove an incorrect reference to
state statute.

MOTION by Robert Bloch; seconded by Linda Radimer, to amend the new Section XII by
striking the incorrect reference to state statute. VOTE: 6 ayes, motion carried.

Updates from around Town:

Matt said Robert had suggested a Front Porch Forum posting to thank the voters for their
support, those that provided input over the past year leading up to the vote, and to thank those that
created educational opportunities through voicing their opposition. Robert also proposed highlighting
the Planning Commission’s upcoming endeavors. Matt said he would create a draft post for review.
Matt asked Lindsay to create a hyperlink to the Planning Commission’s workplan to also post on Front
Porch Forum. Claudia emphasized the importance of educational outreach and making information
easily accessible.

Draft next meeting agenda:
Matt confirmed that there would be a presentation on Act 250 and part two of the DRB/CCC
LUR technical changes. Lindsay said she’d like to add Capital Planning to the April 2" agenda.

Adjourn:
MOTION by Robert Bloch; seconded by Ashley Berliner, to adjourn the meeting. VOTE: 6
ayes, motion carried. The meeting was adjourned at 8:30pm.

Minutes respectfully submitted:
Nicole Burnell, Recording Secretary




