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

DRAFT - subject to approval by the Planning Commission

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

Staff: Lindsay Kahn, Town Planner, Nicole Burnell, Recording Secretary.
OTHERS: Frank Tenney, Charles Russell, Gerald Bouchard, 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: January 22 meeting

6:35 PM PC Vision Workshop

8:00 PM Tier 1B Decision

8:15 PM Updates from around Town

8:20 PM Draft next meeting agenda & Revisit PC Workplan

8:30 PM Adjourn

Call to Order:
Robet Bloch called the meeting to order at 6:36pm.

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

Lindsay Kahn suggested postponing the Tier 1B Decision agenda item because Alex Weinhagen,
member of the Vermont Land Use Review Board, is scheduled to present to the Planning Commission
on Act 250 on March 19'". The Planning Commission agreed with Lindsay’s suggestion.

Review & approve draft PC meeting minutes: January 22 meeting:

MOTION by Robert Bloch; seconded by Linda Radimer, to approve the PC meeting
minutes for January 22, 2026, as amended. VOTE: 6 ayes, motion carried. Ashley Berliner
abstained.

PC Vision Workshop:

Bill Stuono asked that it be noted that he did not complete the survey that was distributed in
advance of the Vision Workshop, because he disagreed with the option for anonymity. Bill wondered if
other Planning Commission members decided against completing the survey. Lindsay said that the
option to remain anonymous applies to whether someone completed the survey or not. Ken Smith
commented that he had filled out the survey but missed the submission deadline. To this, Bill pointed
out that the survey results are not representative of two Planning Commission members. Matt Krasnow
asked Bill and Ken if they would be comfortable discussing survey questions as they came up
throughout the presentation, both stated they were comfortable doing so.

Ashley started the presentation with an explanation of the four phases of team building and
stated her opinion that the Planning Commission is in the initial phase. Ashley noted one goal of the
Vision Workshop is to have a better understanding of people’s perspectives. An additional goal is to
establish group norms/expectations/decorum.
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Ashley outlined the dominant themes that emerged from the survey pertaining to decorum and
norms. These included: civility and respect, strong structure and facilitation, preparation and process,
accountability for behavior, trust and relationship-building. Ashley then elaborated on survey feedback
from each of the dominant themes.

Ashley moved to a summary of themes categorized as tensions and contradictions. These
included: inclusivity versus efficiency, gentle correction versus firm enforcement, unanimous consent
versus decisive majority, perceived toxicity versus desire for camaraderie. Ashley then again, elaborated
on survey feedback from each of the themes.

Ashley asked Bill and Ken for their input. Ken responded that he found the survey results to be
legitimate but made to sound worse than it is. Ashley said that the results were consistent amongst the
six respondents and how Ken’s perspective illustrates difference of opinion. Bill asked who the sixth
respondent was. Lindsay said that she had participated in the survey. Ashley suggested that there be a
follow-up to the workshop at a designated time. Ken concluded his comments by stating that he feels
that the Planning Commission has made forward progress.

Bill opened his comments by thanking Ashley for her work on the survey and compilation of
feedback. Bill said he feels that the Planning Commission should work to stay on topic and task. Bill
then moved to his procedural concerns. These included: having items added to the agenda, timely
distribution of meeting packets, and inclusion of important documents in meeting packets. Regarding the
inclusion of documents, Lindsay asked for 48-hour notice, and encouraged Planning Commission
members to distribute materials amongst themselves as doing so does not violate Vermont’s Open
Meeting Law.

Ashley directed the conversation to three questions for discussion. First: what decision-making
model does the Planning Commission want to follow. Ashley outlined options: major models, unilateral
with discussion, majority rule, consensus. Robert responded it’s his understanding that the Planning
Commission is majority rule. Robert also noted the value in reaching consensus, if possible. Ashley said
it would be helpful to have a cut-off when working towards consensus, and a time expectation for
agenda items. Robert added that agenda items should also have objectives.

The second question pertained to a list of unanimously agreed upon norms from the survey’s six
respondents. Ashley asked if the Planning Commission wanted to adopt the list as Commission Rules.
Since Bill and Ken had not participated in the survey, Ashley asked for their feedback. Bill suggested
adding to the list not to take things personally and to be careful with terminology. In response, Ashley
referred to existing items against personal attacks and assuming good intentions. Ashley suggested that
the Planning Commission carefully review the items and understand what they are agreeing to. Ashley
pointed to an item that is of importance to her, respecting start and end times of the meeting. Ashley
suggested that at the next meeting the list be revisited for possible adoption. Bill asked about adding to
the list a tightened procedure for information dissemination. Ashley agreed but did not feel procedures
belonged under ground rules.

The final question was regarding how to handle disruptive behavior. To this question, Robert
pointed out difference in perspective that would complicate enforcement. Lindsay suggested that the list
of agreed upon norms could be considered meeting agreements and reviewed at the beginning of each
meeting. Bill called attention to one of the two procedural items on the norms list regarding notification
of absence to the Chair, and the need to improve procedure for this. Matt said that if adopted, the list of
norms would allow the person running the meeting to interject in real-time, if an expectation is not being
met.

Ashley then outlined the dominant themes for visions for Charlotte. Ashley emphasized that
these were individual opinions of Planning Commission members. The themes included: rural character
and landscape at the core, village-centered and modest growth, livable for all ages, especially seniors
and families, more everyday services and amenities without losing scale, balanced planning for housing
and conservation. Ashley followed with key tensions and contradictions amongst the dominant vision
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themes. These included: tension between more service versus minimal government, change versus fear
of change, preserving rural character versus enabling development, and consensus culture versus moving
forward.

Ashley recalled and circled back to a topic from group norms. There was near-unanimous
request for Commission members to be given greater opportunity to talk while moderating public
comments.

Ashley then asked Bill and Ken if they had any comments before wrapping the visions and
tensions section. Bill spoke to constraints that hinder growth within the villages including lack of water
and proximity to wetlands. Bill noted that construction of affordable housing is not possible without
large land donation or grants, and that some of the visions are unrealistic because of market conditions,
not because of Charlotte’s Land Use Regulations (LURs). Matt pointed out that one of the goals of
planning is to counterbalance market conditions.

Ashley suggested that the workshop conclude with members responding to the question of why
their voice matters. To this, Bill pointed out that the role of the Planning Commission is to consider
public opinion. What Bill has heard from the public is that most people like Charlotte the way it is, there
is support for affordable/senior housing, concern for rising taxes, traffic and water availability, all of
which are planning issues.

Ashley agreed with Bill’s thoughts and asked to refocus on the question posed. Ashley offered to
respond first. Ashley recalled moving frequently, and not feeling settled until she moved to Charlotte,
where she plans to always reside. Ashley noted her ability to offer perspective as a parent of school-aged
children.

Carrie Spear echoed Ashley’s experience of moving frequently until she landed in Charlotte,
how she worked her way from an apartment to where she is now, and having no desire to ever leave.
Carrie emphasized the need for senior housing.

Ken asked Ashley if she could elaborate on her mention of having school-aged children. Ashley
said having children colors her perspective, and that diversity and representation on boards matters.
Robert agreed that your stage in life impacts your perspective. Matt agreed with diversified
representation and listed topics that are more forefront for most parents, such as recreational
opportunities, CSAs, and the practicality of mixed used opportunities for parents who are spread thin.

Matt then responded to the discussion question and said that he wants to represent his
community as a life-long resident.

Linda Radimer said she is also a life-long resident. Linda said she values Charlotte’s agricultural
history, mountainous landscape, and the freedom that being in nature provides.

Ken spoke about all the benefits of living in Charlotte today including rural nature, open spaces,
natural habitat, conserved land, relatively modest taxes, and lack of light pollution. Ken said he is
comfortable driving for certain amenities, in exchange for the luxury of living in Charlotte. Bill agreed
that Charlotte is a jewel and the desired destination for many that have lived in other communities in
Chittenden County.

Updates from around Town:
None.

Draft next agenda:

Lindsay noted that February 19" is the next Joint Meeting between the Planning Commission,
Development Review Board (DRB), and Charlotte Conservation Commission (CCC). The Planning
Commission is scheduled to host and has asked the DRB and CCC to compile their requests for LUR
changes. DRB Chair, Charles Russell, noted that the DRB has not finalized their requests, and some
DRB members questioned whether the Joint Meeting is the appropriate forum to present. Lindsay said
the CCC should still be given the opportunity to present their requests. Ashley proposed that the first
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hour be allotted for the Joint Meeting, and the second hour for the Planning Commission to follow up on
their Vision Workshop. Robert asked Ashley to establish objectives/outcomes for the Vision Workshop
follow-up.

Adjourn:
MOTION by Ashley Berliner; seconded by Linda Radimer, to adjourn the meeting.
VOTE: 7 ayes, motion carried. The meeting was adjourned at 8:35pm.

Minutes respectfully submitted:
Nicole Burnell, Recording Secretary




