
 

        Town of Charlotte  1 

PLANNING COMMISSION  2 

Meeting Conducted at Town Hall and via Teleconference  3 

August 22, 2024 4 

  5 

DRAFT – subject to approval by the Planning Commission 6 

  7 

Planning Commission: Charlie Pughe (Chair), Bill Stuono, Robert Bloch, Linda Radimer, Carrie 8 

Spear. Absent: Matt Krasnow (Vice Chair), Kyra Wegman.  9 

Staff: Rebecca Kaplan, Planning and Zoning Clerk, Recording Secretary, Nicole Burnell.  10 

OTHERS: Paul Plante, Frank Tenney, Charles Russell, Claudia Mucklow, JD Herlihy, Alexa Lewis  11 

 12 

Posted Agenda:  13 

7:00 PM  Call to Order  14 

7:02 PM  Changes to Agenda (if any); Public Comment  15 

7:05 PM  Review & approve draft PC meeting minutes: June 20, July 11, Aug. 8 meetings  16 

7:15 PM  Finalize (?) Sec. 3.8.b, NC Structures & Sec. 3.1 & setback definition drafts  17 

8:00 PM  Work session: draft Table 2.7 amendments, Thompson’s Point  18 

8:45 PM  Next steps from joint mtg. w/ DRB, CCC  19 

8:50 PM  Schedule/calendar review: PC work plan through end of 2024  20 

9:00 PM  Adjourn 21 

 22 

Call to Order:  Charlie Pughe called the meeting to order at 7:00p.m. 23 

 24 

Changes to Agenda (if any):  25 

Bill Stuono asked about the Planning Commission’s draft attendance policy. Charlie 26 

responded that Matt Krasnow had requested to revise a previous draft but has not presented his 27 

version. Charlie also noted that Kyra Wegman has resigned from the Planning Commission.  28 

 29 

Public Comment: None.   30 

 31 

Review & approve draft PC meeting minutes: June 20, July 11, & August 8 meetings:   32 

June 20 and July 11 meeting minutes tabled due to lack of quorum.  33 

MOTION by Robert Bloch; seconded by Carrie Spear, to approve the PC meeting 34 

minutes for August 8, 2024, as written. VOTE: 5 ayes, motion carried.  35 

 36 

Finalize(?) Sec. 3.8.b, NC Structures & Sec. 3.1 & setback definition drafts:    37 

 Charlie asked to discuss 3.8. (B)1)c) it does not increase the average height of the non-38 

conforming part of a structure. Charlie said that an applicant could gain height with this clause. 39 

Charlie said no higher than the existing needs to be added to avoid this.  40 

 When asked, Charlie explained how average height is determined. Robert Bloch suggested 41 

that current language be presented to the Zoning Administrator for feedback. For simplicity, Bill 42 

proposed language that would avoid the Zoning Administrator having to determine the average. 43 

This would instead be presented to the Development Review Board (DRB). Frank Tenney 44 

explained why this would be problematic. 45 

 Frank said he would like guidelines for the DRB to approve applications that exceed the 46 

parameters. Charlie answered that this section outlines that which does not require DRB review.  47 
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 Consensus to revise 3.8. (B) 1) c) to no higher than the existing structure and it does not 48 

increase the average height of the non-conforming part of a structure. 49 

 Frank questioned if 3.8 (D) should be included in the section. Charlie suggested that it be 50 

moved to 3.1. Charlie proposed removal of the example given in the clause and to instead state 51 

authority having jurisdiction.  52 

 JD Herlihy asked if 3.8 (B) 1) c) is needed feeling that it is redundant to 3.8 (B) 1) a). Charlie 53 

said that he will draft 3.8 (B) 1) a)-c) and present.  54 

 Charlie moved to the definition for setback. No further changes.  55 

 Charlie directed the conversation to section 3.1 Damaged Structures. Robert asked about a 56 

statement within 3.1 1) stabilized within a reasonable amount of time. Charlie responded that this 57 

gives the Zoning Administrator discretion.  58 

 Charlie moved to section 5.4 Conditional Use Review and asked why municipal bylaws was 59 

drafted for removal from 5.4 C) 4). Frank and Charles spoke to the confusion. JD suggested to keep 60 

municipal bylaws in the clause, then to edit to read as, municipal bylaws, including provisions of 61 

these Regulations. Alexa Lewis said that bylaws are Land Use Regulations (LURs) and asked if 62 

there are other bylaws. Bill said in certain situations, the Town Plan is considered a bylaw. Charlie 63 

reiterated the point that an entire section is needed to understand the context of edits.  64 

 Charlie directed the conversation to 5.4 D) 2) Additional Requirements. Charlie stated that 65 

the clause does not make sense. Charlie asked why 5.4 D) 2) is being edited. Increasing setback 66 

requirements discussed as they differ between a use and non-conforming structure. Consensus 67 

this section requires further research and consideration.  68 

 69 

 Work session: draft Table 2.7 amendments, Thompson’s Point:  70 

 Charlie started the discussion with 2.7 B) and noted that Agriculture and Forestry had been 71 

added back as Allowed by Right.  72 

 Charlie moved to 2.7 E) Dimensional Standards. Charlie suggested that Minimum Lot 73 

(Leasehold) be changed to Leasehold Area. Discussion on a leaseholder leasing more than one lot 74 

and what is permitted in these circumstances; one camp, no ability to separate lots.  75 

 Bill said that setbacks need to be revised given the number of camps that are out of 76 

compliance. Regarding changing setbacks, Robert asked why conditional use/additional scrutiny 77 

is negative, given the town’s stake in Thompson’s Point. JD responded that the DRB needs 78 

guidelines for the additional scrutiny. Claudia Mucklow stated that 3.8 should not apply to 79 

Thompson’s Point. As it would lead to the recentering of camps. From his research, Charles stated 80 

belief that many camps are centered. JD proposed that leases be used to regulate Thompson’s 81 

Point.  82 

 Charlie directed the conversation back to 2.7 E) Dimensional Standards. Charlie said that it 83 

needs to be made clear what is included in the 7% and 10% lot coverage. Regarding Minimum 84 

Setback/Shore, the mean high-water mark should be that which the state uses.  85 

 Charlie then moved to 2.7 F) District Standards.  86 

1) requires no further edits.  87 

2) Charlie suggested that accessory structure be replaced by utility shed.  Robert suggested 88 

that items in the lease, be eliminated from LURs. Charlie agreed. Frank said that utility sheds 89 

should be included in 7% lot coverage.  90 

3) Charlie questioned the addition of living quarters occupied for more than 14 days a year 91 

in the clause. Charlie said that the intent was to prohibit the use of RVs and campers as living 92 

quarters. Frank suggested temporary living quarters be added to accessory dwellings and be 93 

prohibited. Further, tents cannot be used to increase occupancy of the leasehold.  94 

4) Unchanged.  95 
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5) Discussion on the following statement in the clause: All trees on leased lots are owned by 96 

the Town, and permission from the Tree Warden shall be required for cutting or pruning standing 97 

trees within this district. Dead or storm damaged trees shall not be cut removed unless they are 98 

determined by the Tree Warden to be a hazard to structures or to public safety. Claudia asked that 99 

no new lawns be added. Native vegetation should be preserved. JD asked if guidance should be 100 

given to the Tree Warden in this section.  101 

Charlie asked the Planning Commission to review the Thompson’s Point lease and Section 102 

2.7 before the next meeting, when edit will continue.  103 

 104 

Next steps from joint mtg. w/ DRB, CCC:  105 

 Agenda item tabled due to time constraints.  106 

 107 

Schedule/calendar review: PC work plan through end of 2024:  108 

 Agenda item tabled due to time constraints. 109 

 110 

Adjournment: 111 

MOTION by Robert Bloch; seconded by Carrie Spear, to adjourn the meeting. VOTE: 5 112 

ayes, motion carried. The meeting was adjourned at 9:06 p.m.  113 

 114 

Minutes respectfully submitted: 115 

Nicole Burnell, Recording Secretary, with edits by Larry Lewack, Town Planner. 116 


