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Town of Charlotte
PLANNING COMMISSION
Meeting Conducted at Town Hall and via Teleconference
August 8, 2024

DRAFT - subject to approval by the Planning Commission

Planning Commission: Charlie Pughe (Chair), Matt Krasnow (Vice Chair/virtual), Bill Stuono
(virtual), Robert Bloch, Linda Radimer, Carrie Spear. Absent: Kyra Wegman.

Staff: Larry Lewack, Town Planner, Recording Secretary, Nicole Burnell.

OTHERS: Paul Plante, Frank Tenney, Charles Russell, Claudia Mucklow, Kristen L’Esperance, Lucy
Halvorson, Beth Humstone, Maggie Citarella, Dick Tonino

Posted Agenda:

7:00 PM Call to Order

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

7:05 PM Review & approve draft PC meeting minutes: June 20, July 11, & July 25 meetings

7:10 PM Finalize Sec. 3.8.b, NC Structures & Sec. 3.1 & setback definition drafts: discuss v. 8

7:30 PM Thompson’s Point, Table 2.7 changes: review Table 2.7 draft & rationale/guide; hear
from TP leaseholders; next steps & timeline

8:45 PM Joint mtg. w/ DRB & CCC: set for August 14; plans

8:50 PM Adjourn

Call to Order: Charlie Pughe called the meeting to order at 7:05p.m.
Changes to Agenda (if any): None.

Public Comment:

Lucy Halvorson asked to discuss the East and West Villages Conceptual Plan. Charlie said
that there is not a formal plan. A draft was presented by Dubois & King, which has not been
endorsed by the Planning Commission. Lucy asked about funding. Larry Lewack responded
funding for the project was from a state grant and the Regional Planning Commission.

Review & approve draft PC meeting minutes: June 20, July 11, & July 25 meetings:
June 20 and July 11 meeting minutes tabled due to lack of quorum.
MOTION by Robert Bloch; seconded by Carrie Spear, to approve the PC meeting
minutes for July 25, 2024, as written. VOTE: 5 ayes, motion carried.

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

Charlie asked to review 3.8.(B) 1) a) and edited to read as follows: it does not increase the
degree of nonconformity; (An increase to the extent of non-conformity is any alteration which
extends the building footprint further into any setback, or increases the average height of the
structure that is within the setback.).

Robert Bloch asked to define average height in 3.8 (B) 1) c). Larry explained how the
average height of the non-conforming structure is calculated. Robert asked Charles Russell, Chair
of the Development Review Board (DRB), if it this is clear from the draft. Charles confirmed.
Kristen L’Esperance said that the average height is confusing, and suggested the peak be used
instead. Charlie said the peak might not be in the non-conforming part of the structure. Kristen
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asked who would enforce use of the average height. Larry said town staff would work with the
applicant and the applicant would then go before the DRB. Kristen asked about the intent. Charlie
explained to allow some ability to expand in a setback. Frank Tenney said that guidelines for the
DRB are needed. Current guidelines are for the Zoning Administrator. Charlie said that DRB
guidelines were moved to Conditional Use Review section. Paul Plante said that he believes the
wording is still unclear.

Charlie said the PC will adjourn this discussion due to time constraints.

Thompson’s Point, Table 2.7 changes: review Table 2.7 draft & rationale/guide; hear from
TP leaseholders; next steps & timeline:

Charlie said that 4 documents had been received. One from the Thompson’s Point
Leaseholders Association Steering Committee, one from Beth Humstone, and two from Barbara
Russ and Dean Williams.

Charlie suggested starting the discussion with review of Table 2.7 Shoreland and Seasonal
Hom Management District. Charlie read from 2.7 (A) The purposes of the Shoreland Seasonal Home
Management District are (1) to protect and preserve, for seasonal residential use only, those areas of
Thompson’s Point that have been historically developed for seasonal residential use and have
remained essentially unchanged over the years. Beth Humstone pointed out that Thompson'’s Point
HAS changed over time & thus this statement is inaccurate & misleading.

Charlie moved to 2.7 (B) and asked why agriculture and forestry had been edited out, and
questioned if they could be restricted. Larry noted that’s true, but: editing out these uses by right
may convey that neither of these uses are feasible on these leased lots due to other restrictions
enumerated elsewhere in these regs.

In 2.7 (C) accessory structures and demolition of an existing building were added to
permitted uses. Beth asked if accessory structures could have a reduced setback, as not all lots can
accommodate the 50 ft. setback. Charlie pointed out that the (C) does not address boathouses or
garages. Larry responded that rebuilds or renovations within the existing building footprint are
allowed per (F)(2). Frank pointed out that neighbors do not receive a written notification when a
zoning permit is applied for, or issued, if a project can be approved with only a zoning permit.

Charlie moved to 2.7 (E) Dimensional Standards. Charlie said the town is working to
determine where camps are in relation to property lines to gauge potential impact of changing
setbacks. Frank asked what reduced setbacks would achieve. Larry responded that it provides the
DRB with a path to approval in instances where it makes sense. Charles added that some lots could
accommodate an expansion with reduced setbacks. Maggie Citarella said the purpose of the
district is to preserve what is there, not to allow for expansions and rebuilds. Beth said that the
minimum setback/shore references (F) (8) but that appears to be incorrect/missing.

Charlie moved to 2.7 (F) District Standards and reviewed proposed changes. Charlie spoke
to intent of 2.7 (F) (3), specifically that campers cannot be used as sleeping quarters. Larry added
that there is a specific number of bedrooms specified for each lot for wastewater purposes, in the
town’s Thompson’s Point Wastewater ordinance. Campers in continuous use whose holding tanks
are emptied into toilets inside each camp likely exceed that allowed use, since they function as
additional bedrooms. Robert asked if there is any opposition to the visual aspect of a parked
camper. Beth responded that there is some issue with size and scale. Beth spoke to tenting and
said that it should be permitted on a temporary basis. Charlie suggested that tents and platform
tents be addressed separately.

Charlie said that in 2.7 (F) (5) pruning and cut should be left in the statement as these
actions should require consultation with the Tree Warden. Beth pointed out that paying someone
to prune is expensive. Larry said views are not referenced in the section. Charlie disagreed.
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Claudia Mucklow said that pruning can easily kill a tree. Robert spoke to the Tree Warden’s
knowledge of how to prune.

Charlie pointed to the change in 2.7 (F) (8) (a) as removal of covered from porches and
decks creates lot coverage confusions. Uncovered porches and decks are included in 10% lot
coverage. Frank said that what is included in the 10% lot coverage needs to be clarified.

Charlie questioned why 2.7 (F) (9) was edited out. Larry said that it is redundant to
standards above. Charlie stated uncertainty that it is redundant.

Charlie moved to 2.7 (G) District Design Review Standards. Beth said she believes that
design review should be limited to the historic portions of Thompson'’s Point. Charlie suggested
that a professional should be hired for design review versus a well-intentioned board of
volunteers. Larry noted there is nobody serving on this committee at the moment, so it's a moot
issue. If the DRB feels they need that kind of expertise, their only option now is to hire a design
professional to review the design & then bill the cost back to the applicant.

Discussion concluded on the topic of how lot coverage is calculated when leaseholds
include two or more lots. Dick Tonino noted that a few leaseholds have multiple lots side-by-side.
Larry confirmed that in such situations, building & lot coverage and setbacks are calculated based
on existing & proposed development across the entire combined lot.

Joint mtg. w/ DRB & CCC: set for August 14; plans:
Charlie said the agenda will be published on 08/09. He asked members to put this date in
their calendars & plan to attend.

Adjournment:
MOTION by Robert Bloch; seconded by Linda Radimer, to adjourn the meeting. VOTE:
6 ayes, motion carried. The meeting was adjourned at 9:15 p.m.

Minutes respectfully submitted:
Nicole Burnell, Recording Secretary, with edits by Larry Lewack, Town Planner




