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Town of Charlotte
PLANNING COMMISSION
Meeting Conducted at Town Hall and via Teleconference
December 18, 2025

DRAFT - subject to approval by the Planning Commission

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

Staff: Lindsay Kahn, Town Planner, Nicole Burnell, Recording Secretary.
OTHERS: Frank Tenney, Charles Russell, 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: December 4 meeting

6:35 PM Build out the 2026 work plan

7:35 PM Review CCRPC PAC Comments on Town Plan

8:20 PM Updates from around Town

8:30 PM Adjourn

Call to Order:
Matt Krasnow called the meeting to order at 6:32pm.

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

Matt added draft next meeting agenda to the current agenda. Bill Stuono requested discussion
regarding a change in the Land Use Regulations (LURS) to define the Charlotte Conservation
Commission (CCC) role in development review. Matt suggested that this topic be added to the next
meeting agenda. Bill said the issue has time constraints and proposed that the minor change be added to
the current proposed edits to LURs. Matt discussed the need to warn agenda items and did not agree
with adding to pending changes. Bill restated the urgency and asked for a discussion. Matt said the topic
could be discussed as part of the updates from around town agenda item.

Frank Tenney asked what sketch plan review is used for. Specifically, whether it should be used
for conditional use review. If so, given all permits on Thompsons Point require conditional use review,
they would then also require sketch plan review. Frank also noted that state statute provides Town
Planners with the authority to waiver sketch plan review. In Charlotte’s absence of a Town Planner, this
authority was assigned to the Zoning Administrator. Charlotte now has a Town Planner, and the
authority should be reinstated. Matt asked Frank if he had discussed these issues with the Town Planner
or Zoning Administrator. Frank said he had discussed it with the Development Review Board (DRB) in
the presence of the Zoning Administrator. Frank then questioned decisions that are issued when there is
more than one aspect to an application and asked if each aspect should have an independent decision
letter instead of combining. Matt responded that application questions should be directed to the Zoning
Administrator, any procedural questions would be under the purview of the Planning Commission.
Charles Russell spoke about a recent application that was in front of the DRB that triggered Frank’s
questions. Frank referenced unintended consequences of combining decisions.

Review & approve draft PC meeting minutes: December 4 meeting:
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MOTION by Robert Block; seconded by Ken Smith, to approve the PC meeting minutes
for December 4, 2025, as amended. VOTE: 6 ayes, motion carried. Linda Radimer abstained.

Build out the 2026 work plan:

Lindsay Kahn noted that Bill was able to schedule a brief presentation on short-term rentals for
the January 22" meeting. Lindsay questioned if the presentation should occur before or after the Town
Plan hearing. Ashley Berliner asked who would be giving the presentation. Bill responded that it would
be Julie Marks, from the Vermont Short Term Rental Alliance. Bill noted that the Vermont League of
Cities and Towns (VLCT) has recommended towns adopt a short-term rental registry. Ashley pointed
out that short-term rentals were not identified as high priority when discussed during the previous
meeting. Matt asked if short-term rentals would require an ordinance and if so, that would fall under the
Selectboard’s purview. Matt felt that VLCT would be more appropriate resource for information on
short-term rentals and echoed Ashley’s point that short-term rentals were not classified as high priority.
Ashley clarified her interest in taking up short-term rentals but recalled that there was consensus that
Encore Renewable’s proposed solar project would take precedence. Discussion regarding Encore’s
proposed project was scheduled for January 8" in the workplan. Ashley questioned scheduling Encore’s
presentation during this meeting, given the other agenda item listed was preparing for the Town Plan
hearing. Lindsay recalled that there was agreement for short presentations on items that were not
deemed highest priority, such as short-term rentals. Ashley stated concern over potential lobbying from
Vermont Short Term Rental Alliance. Bill clarified that it is not the case, the presentation is educational,
and the goal is to create a registry. Ashley suggested policy exploration on the topic before creating a
registry. Bill then suggested the Planning Commission view the presentation on their own time as it is
available on the VLCT’s website. Robert agreed with Bill’s suggestion as preparation to determine how
to proceed.

MOTION by Robert Block; seconded by Ken Smith, for Planning Commission members to
review short-term rentals educational materials before the January 8, 2026, meeting, to form a
point of view on the priority and how to approach, the topic of short-term rentals. VOTE: 7 ayes,
motion carried.

Discussion: Charles felt that the topic of short-term rentals is a Selectboard issue. Bill disagreed
and noted short-term rentals are a housing issue. Matt asked for priority reassessment, based on review
of educational materials, to be added to the workplan on January 8™.

Matt outlined the workplan for January 22" as the Town Plan hearing and continued review of
Encore’s proposed solar project. Lindsay asked for clarification on what the Planning Commission
would like to discuss pertaining to the proposed project and listed various possibilities. Matt said he
envisioned the time being used to learn about the Planning Commission’s standing and rights if Encore
had not formally submitted their application. Matt suggested that VLCT might be a potential resource
for education. Bill said he’d like Lindsay to create a staff report once Encore submits their application
for the Planning Commission to use to guide their position.

Carrie Spear noted a scheduling conflict that would prevent her from participating in the
Planning Commission’s vision workshop scheduled for February 19, Carrie asked if that topic could be
moved to February 5. February 5" was designated for the quarterly Joint Meeting with the DRB and
CCC. The Chairs for the DRB and CCC were in attendance and asked about the possibility of switching,
which was tentatively approved.

Bill asked Lindsay if she had had the opportunity to review the list created by the former
Planning Commission Chair (Charlie Pughe), which prioritized workflow. Bill had located and
forwarded to Lindsay. Lindsay had reviewed and suggested that the list be reviewed when the Planning
Commission reviews LURSs. Bill proposed that high priorities on the list be reviewed. Bill also suggested
that minor changes to LURs on the list, essentially edits, could be included in the proposed, pending
LUR changes. Ashlely pointed to the tentative workplan and spoke about the opportunity to make such



99
100
101
102
103
104
105
106
107
108
109
110
111
112
113
114
115
116
117
118
119
120
121
122
123
124
125
126
127
128
129
130
131
132
133
134
135
136
137
138
139
140
141
142
143
144
145
146
147

page 3 Planning Commission 12/18/2025

changes. Lindsay said the quarterly Joint Meeting in February is intended to address changes to LURs
and offered to review high priority items on the list before then.

Ashley asked about structuring the vision workshop, given time would not permit to structure
collectively. Robert suggested Ashley facilitate. Carrie asked about agenda space being allocated for
vision workshop follow-up, Ashley agreed this would be necessary. Ken asked Ashley how she would
facilitate, for instance, with questions. Ashley responded that prompts could be used and suggested a
survey might be completed in advance. Bill noted that the Planning Commission’s charge is zoning and
stated concern over visioning leading to topics that are beyond the Planning Commission's purview and
control. Ashley responded that the goal is to understand each other’s perspectives and recalled that
everyone previously agreed to go through the process. Lindsay noted the value in team building. Robert
spoke to the value from a planning perspective. Bill pointed out that visioning should include the public.
Matt said that public visioning could be a separate meeting, the goal of the Planning Commission
visioning is to understand each other’s perspectives. Bill wondered if a retreat would be more
appropriate versus a public meeting.

Focus shifted to the vacant slots in the workplan. Robert suggested that topics for these dates
could be determined later, allowing for flexibility for that which presents throughout the year. Lindsay
noted that she had planned for this discussion during the May 7™ meeting.

Lindsay suggested group expectations be established and offered to draft and propose. Ashey
proposed a group facilitator.

Bill asked that Lindsay to distribute 24 V.S.A. 4325 which outlines the powers and duties of
Planning Commissions.

Review CCRPC PAC Comments on Town Plan:

Lindsay directed attention to specific edits for Chittenden County Regional Planning
Commission (CCRPC) approval. Lindsay provided instruction on how to find the draft Town Plan
update on Charlotte’s website.

Lindsay noted that the South Burlington Planning Director requested additional edits and
elaborated on how she addressed. Matt noted that these edits were not required for approval. To this, Bill
confirmed with Lindsay that additional edits were not requested by the CCRPC.

Ashley had a clarifying question regarding the meaning behind reference to 5-10-year projects in
additional recommendations. Lindsay asked to review before responding.

Bill asked about proposed motions and next steps related to energy. Discussion around the
motion that was made was advisory and how no action is necessary.

Bill then questioned if consideration had been given to the recommendation to elaborate on the
importance of forest blocks and habitat connectors. Bill asked Claudia Mucklow, CCC Chair if she had
any input and asked if a grant might be needed to address the recommendation. Frank suggested moving
forward with the recommendation once updated mapping occurs.

Bill wondered about previous discussion about Charlotte serving as a recreational destination for
Chittenden County and how that might apply to a recommendation.

Updates from around Town:

Bill said it is an ongoing issue on how the CCC can provide input into the development review
process. Bill recommended a clause in Section 5.2 of LURSs to indicate that CCC will be notified when
an application is deemed complete and be given the opportunity to submit testimony prior to
development review. Matt suggested this topic be addressed during the March 5" meeting. Bill said he’d
like to add to pending, proposed LUR edits. Matt noted statutory restrictions from doing so.

MOTION by Robert Block; seconded by Carrie Smith to add defining the CCC’s role
within LURSs to the March 5™ agenda. VOTE: 7 ayes, motion carried.
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Draft next agenda:

Matt listed the usual, call to order, changes to agenda, public comment, review of minutes,
update from around town, draft next agenda, adjourn, in addition to that which was previously outlined
for January 8" in the workplan.

Adjourn:
MOTION by Robert Bloch; seconded by Linda Radimer, to adjourn the meeting. VOTE: 7
ayes, motion carried. The meeting was adjourned at 8:28pm.

Minutes respectfully submitted:
Nicole Burnell, Recording Secretary




