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Town of Charlotte
PLANNING COMMISSION
Meeting Conducted at Town Hall and via Teleconference
April 16, 2026

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

Staff: Lindsay Kahn, Town Planner, Nicole Burnell, Recording Secretary.

OTHERS: Frank Tenney, Charles Russell, Alexa Lewis, Claudia Mucklow.

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: April 2nd meeting

6:35 PM DRB Suggested LUR Changes

8:10 PM Updates from around Town/Process

8:20 PM Draft next meeting agenda

8:30 PM Adjourn

Call to Order:

Chair, Matt Krasnow called the meeting to order at 6:37pm.

Changes to Agenda (if any); Public Comment (for items not on the agenda):
Claudia Mucklow recapped that at the last Planning Commission meeting there was agreement
for Charlotte to adopt the state’s wetland buffers (100 feet for Class 1, 50 feet for Class 2) within the

Charlotte’s Land Use Regulations (LURS). Claudia said that since the last meeting, the state is currently

in the process of revising these buffers. Claudia requested to set a future date to discuss how Charlotte
should proceed with the changes pending at the state level.
Lindsay Kahn said that at the Selectboard’s April 13" meeting, two candidates to fill vacancies
on the Planning Commission were interviewed by the Selectboard. These individuals are uncontested
and will be appointed by the Selectboard during their April 27" meeting. Robert Bloch asked about an

orientation for new Planning Commission members. Lindsay responded that she plans to share with the

new members the Planning Commission’s Rules of Procedure, documentation on Open Meeting Law,
the Planning Commission’s 2026 work plan, and state statute on the duties of Planning Commissions.
Lindsay welcomed feedback on any other materials that would be helpful to distribute.

Review & approve draft PC meeting minutes: April 2" meeting:
MOTION by Matt Krasnow; seconded by Robert Bloch, to approve the PC meeting
minutes for April 2, 2026, as amended. VOTE: 5 ayes, motion carried.

DRB Suggested LUR Changes:
Matt began with a review of the Planning Commission’s work plan. In addition to this meeting,
the LUR changes will be discussed again as an agenda item during the second half of the May 7%

meeting, as the first half is scheduled as the quarterly Joint Meeting between the Planning Commission,

Development Review Board (DRB), and Charlotte Conservation Commission (CCC). The intent is for
this agenda item to be fully considered and put to a vote by the end of the May 21 meeting.



49
50
51
52
53
54
55
56
57
58
59
60
61
62
63
64
65
66
67
68
69
70
71
72
73
74
75
76
77
78
79
80
81
82
83
84
85
86
87
88
89
90
91
92
93
94
95
96
97

page 2

Planning Commission 04/16/2026

Lindsay presented a table that was created through consultation with the DRB Chair, and Zoning

Administrator, and color coded to illustrate administrative edits versus proposed LUR changes that
warrant further discussion amongst the Planning Commission. Lindsay then reviewed some of the
proposed changes as follows.

1)

2)

3)

4)

5)

6)

7)

8)

In Tables 2.1 — 2.8 (C) and (D), add (Max. 2,000 sqg. ft.) to Accessory Structure. Lindsay noted
that this was for clarification.

In Tables 2.1 — 2.8 (except SHM), add setback dimensions for Accessory Structures. Charles
Russell pointed out that the correct terminology would be ‘Exempt Accessory Structures.’
Lindsay responded that Exempt Accessory Structures are currently not listed in Zoning Tables.
Frank Tenney said that Exemptions are listed in Section 9.2 and recommended that Exemptions
be listed at the beginning of that Section so that they are easier to locate. To this point, Matt said
Chapter 9 would be helpful as Chapter 1. Matt also had an edit to Section 9.1 (B) (1) which was
to remove reference to the Charlotte Sewage Officer as this position no longer exists. Returning
to Lindsay’s comment on Exempt Accessory Structures not being included in the Zoning Tables,
Matt suggested an asterisk to see Section 9.2 for all Exemptions. Charles offered alternative
language ‘see Section 9.2 for land development that does not require a permit.” Lindsay landed
on ‘see Section 9.2 for permit Exemptions.’

In Table 2.8 (F) (5), the DRB has requested clarification on what circumstances a road can cross
a Conservation District. Lindsay read clarifying language from 2002. Charles said this language
allows for driveways to cross only when there is no other alternative. Claudia said these
situations need to be reviewed on an individual basis. Robert asked Charles what specifically the
DRB is asking for regarding clarification. Charles said the acknowledgement that there are times
when a road can cross a Conservation District when there is no other alternative. To this, Robert
confirmed that the Planning Commission is comfortable saying that landowners with no other
means to access otherwise developable land would be permitted to have a road that crosses a
Conservation District. Matt added that the landowner would also be subject to design standards
that do not interfere with the purpose of the conservation program.

In Section 2.3 (A) and (B), clarify listed “Permitted” and “Conditional” Uses: must meet all
applicable district standards. As it currently reads, only “Listed Uses” must meet all applicable
district standards. Frank noted that the Permitted Uses may distract from the ability to apply for
Conditional Uses. Lindsay proposed district summary tables that would include standards, uses,
etc. Robert refocused the group on the color-coding as discussions were becoming lengthy for
items identified as administrative edits. The consensus was to discuss proposed changes that
were not identified as administrative and if anyone had questions or comments about the
administrative edits, to reach out to Lindsay.

In Section 3.14 (B), define how degree of slope is determined, and add minimum area before
Steep Slope is triggered. Charles summarized this item and noted the need to define very steep
slopes. He also suggested borrowing language from some other entity from which this has
already been defined. Frank asked how the current measurements for Steep Slopes and Very
Steep Slopes were determined and what happens when an entire parcel is either a Steep or Very
Steep Slope. Matt acknowledged this proposed edit requires further consideration.

Delete Section 3.2 (C) (4). Lindsay provided clarification on what was proposed for deletion.
Charles elaborated that the thought was whether to list within the LURs or within the Highway
Access Permit.

Move Section 9.9 (E) (4) (a) and (b)to Section 9.6 and the change title to Appeals and
Reconsideration, and check for redundant language. Lindsay asked if the Appeals section could
be folded into Section 9.9. Matt noted that this item will require further consideration.

Setback definition: change (as defined herein) to (including the roof overhang). This clarifies
how Building Coverage is calculated. Lindsay noted that the final decision was that roof
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overhangs are included in Building Coverage and Setback. Matt asked why roof overhangs
would be included. Ken suggested that the footprint could be used for Building Coverage and the
overhang might be used to determine Setback. Alexa Lewis pointed out that the state includes
roof overhang in their calculations. Robert said he would not vote in favor of including roof
overhang in Building Coverage. Charles read the definitions for Building Coverage and Building
Footprint from the LURs and confirmed that the current definition for Building Footprint
includes roof overhang, and the definition for Building Coverage includes Building Footprint.
Lindsay proposed for this to remain as is.

9) In Section 10.2 Definitions, change Restaurant/Fast Food to Restaurant/Take Out; remove
language of no fast food in districts; add food retail and Deli to definition of Retail since it has
the same impact and not currently addressed by other definitions. The conversation was paused
here due to time constraints. The Planning Commission was asked to review the remaining
proposed edits that require consideration and discussion.

Updates from around Town/Process:

Matt called attention to the Chittenden County Regional Planning Commission (CCRPC)
Chittenden County Regional Housing Convening. A free event being held on April 29", Matt wondered
which Planning Commission members were interested. Lindsay offered to assist with registration.

Draft next meeting agenda:

Carrie asked about an additional vision workshop session. Lindsay referred to the current work
plan which wouldn’t allow time for this until October. As alternatives, Lindsay suggested an additional
meeting or a small amount of time at each meeting be allocated for topics of discussion such as housing.
Robert questioned whether the work plan as outlined was obtainable and if so, if an hour could be
extracted from a meeting for visioning. Robert also said a specific agenda would be needed and
followed if an additional vision workshop session is to occur.

As an upcoming agenda item, there was discussion of Thompson’s Point and their Lease Holders
Association’s desired changes to the LURs. Lindsay will distribute this list. Ken asked a clarifying
question about Thompson’s Point leases. Matt said the leases are for 20 years, renewable, and can be
sold. Matt noted that leaseholders pay both property taxes and lease payments, lease payments are
assessed at 105% of the property taxes. Lindsay asked if having an anonymous lease would be helpful,
Matt thought it would be. Robert spoke about his experience as a Thompson’s Point leaseholder.

Adjourn:
MOTION by Robert Bloch; seconded by Ken Smith, to adjourn the meeting. VOTE: 5
ayes, motion carried. The meeting was adjourned at 8:37pm.

Minutes respectfully submitted:
Nicole Burnell, Recording Secretary




