Town of Charlotte
PLANNING COMMISSION
Meeting Conducted at Town Hall and via Teleconference
July 11, 2024

DRAFT - subject to approval by the Planning Commission

Planning Commission: Charlie Pughe (Chair), Matt Krasnow (Vice Chair/virtual), Bill Stuono,
Carrie Spear (virtual). Absent: Robert Bloch, Linda Radimer, Kyra Wegman.
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Staff: Larry Lewack, Town Planner, Recording Secretary, Nicole Burnell.

11  OTHERS: Frank Tenney, Charles Russell, Paul Plante, Claudia Mucklow, Kelly Devine, Darren
12 Schibler, Dan Mallach, Emily Lewis, Mike Dunbar, Deirdre Holmes, Peter Joslin, Brownie Adsit.
13 Maggie Citarella, Sarah Thompson.

14

15  Posted Agenda:

16  7:00 PM Call to Order

17  7:02 PM Changes to Agenda (if any); Public Comment

18  7:05PM Review & approve draft meeting minutes: June 20 PC meeting

19 7:15PM Presentation & discussion: Villages Conceptual Plan - Dubois & King team

20 8:30PM Finalize(?) Sec. 3.8.b, NC Structures & Sec. 3.1 & setback definition drafts

21  8:45PM Joint mtg. w/ DRB: proposal, schedule

22 8:50PM Adjourn

23

24 Call to Order: Charlie Pughe called the meeting to order at 7:17p.m.

25

26  Changes to Agenda (if any): None.

27

28  Public Comment:

29 Claudia Mucklow stated concern over a driveway that’s under construction at 2662

30 Greenbush Road. Claudia said in the 1990s, this lot was purchased as a septic easement for the
31  Brick Store. Claudia was frustrated to learn from the Zoning Administrator that a septic permit
32 was issued to serve a house to be built there, and that enforcing easements is a civil matter.

33 Charlie said for questions about an easement, attorneys should be consulted.

34

35 Review/approve draft PC meeting minutes: for June 20, meeting:

36 Agenda item tabled due to lack of quorum present to approve that draft.

37

38 Presentation & discussion: Villages Conceptual Plan - Dubois & King team:

39 Emily Lewis, landscape architect at Dubois & King, opened the discussion by introducing

40  concept plan slides for the East and West Villages Project draft. Charlie asked if the most recent

41  version of the draft is available online, Larry Lewack confirmed that it is. Charlie said all questions
42  should be held until the end of the presentation.

43 Emily started with a timeline review. The project is currently in the design phase.

44 Major 'wish list’ themes arising from the extensive public engagement that happened last
45  winter & spring included enhanced water and wastewater capacity, more housing, public spaces &
46  community building, transportation and village connections, gateways and traffic calming.

47 Housing models used included Enabling Better Places and Vermont Homes for All Toolkit.

48  Emily reviewed relevant housing types found within these resources. Darren Schibler, Chittenden
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County Regional Planning Commission (CCRPC), added that preservation of the villages’ historic
character is part of these plans, as that emerged as a major theme during the outreach phase.

Emily moved to a visual schematic of the West Village showing existing housing before
turning the presentation over to Dan Mallach, Dubois & King landscape architect. Dan emphasized
visuals grew out of what was learned from public outreach, and align with the Town Plan. Dan
discussed what is possible under current bylaws including the addition of 20 accessory dwelling
units (ADUs). He then moved to possible buildout scenarios, including the potential addition of 95
single-family dwelling units, 52 duplexes, 106 triplex/quadplexes, 64 multifamily dwelling units.
Dan said cottage courts might also possible.

Dan moved to a visual of the East Village existing housing. Dan discussed what is possible
now: the addition of 15 accessory dwelling units. Then he moved to the possible addition of 40
single-family dwelling units, 4 duplexes, 4 quadplexes, 30 multifamily dwelling units.

Emily discussed visuals of the various housing options.

Emily moved to public spaces and community building, and discussed developing the East
Village Green as more of a community space, as well as the town green in the West Village.

Emily then discussed transportation and village connections, and pointed to a sidewalk that
was once present in the West Village, and previous sidewalk studies. Emily talked about the
benefits of mountable curbs and having sidewalks on Ferry Road. Emily then moved to slides
detailing the proposed transportation network.

Emily discussed the value of gateways and traffic calming, and reviewed visual methods of
accomplishing that, including signage. Emily spoke to the traffic calming study completed in 2023
for the East Village, and older studies done in a plan for sidewalks and stormwater improvements
in the West Village.

The final topic was water and wastewater. Emily turned the presentation over to Darren.
Darren discussed wastewater disposal and water supply option tables in the draft.

Emily concluded the presentation with next steps. Charlie said that it would not be possible
to take all public comment tonight due to time constraints. Charlie asked Larry how public
comment could be submitted. Larry introduced a student intern, Jmie Ray, who has developed a
flyer, with a survey that will be used to collect comments. Additional focus groups are planned for
residents of both the East and West Villages. Kelly Devine asked if there was a method for
collecting feedback from different town entities. Charlie said that the survey could be distributed
to various committee chairs. Charlie asked that the audience not reiterate the same comments in a
slightly different way.

Regarding the timeline, Charlie asked if draft bylaws would be available by Labor Day, as
previously indicated. This would be required for the PC to have enough time to review, revise, and
turn around drafts in time for an anticipated vote for March 2025 Town Meeting Day.

Moving to housing options, Charlie noted that townhouses are not consistent with current
character of area. Bill Stuono favors cottage housing, and suggested a cottage housing ordinance.

Charles asked that the habitat, sleep stopes, and historical districts be added to schematics.

On the West Village schematic, Charlie pointed out that some buildings that are shown as
housing are municipal or commercial, such as the Town Hall. Emily said this would be corrected.

Kelly pointed out that potential ADUs do not consider septic capacity. Charlie agreed and
said proposed housing density that exceeds known or estimated septic capacity should not be
shown. Darren spoke to his recent efforts to research this topic.

Darren pointed out that the full buildout scenario is not as far-fetched as it may appear.
Charlie noted that showing 30 years of potential growth is potentially off-putting.

Kelly asked about multifamily homes being included in schematics, as none currently exist
here. Emily spoke to the advantage of this building type, re: reduced costs and footprints.
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Kelly spoke to additional municipal uses that should be considered beyond water and
wastewater, including schools.

Matt Krasnow asked to focus on the overall development pattern, vs. people getting caught
up in specifics, and how future development would be guided with bylaw amendments.

Charlie moved to housing in the East Village. Kelly stated concern for proposed single-
family homes being close to existing and asked what the bylaw change would be allow that. Larry
responded change in density, density bonuses. Larry spoke to a recent project that would make
use of a density bonus for elder housing, and transferred density from another parcel. Bill said that
the TDR provision in our LURs (Sec. 8.4.E, F) may be needed as he believes our current language
does not conform to state statute.

Emily reminded the audience that the presentation is conceptual. Darren suggested use of
additional renderings of infill housing types that show what a lot would look like at street level
with additional housing options, versus this focus on conceptual density in the Villages. Charlie
said these total prospective housing numbers is a bridge too far.

Frank Tenney pointed out conserved land in the vicinity of each village needs to be shown
on these scenarios. (Ed. note: it is.) Frank also spoke to the contradiction of conserving land while
increasing density. Bill responded that there is limited conserved land within the Villages. Larry
spoke to recommendations from previous consultation with the CCRPC, including considering
changes to district lines and consolidation of district bylaws.

Bill said that residents of the East Village, that attended the focus group, were interested in
more amenities, not increased housing. This was not reflected in the presentation.

Charlie suggested water and wastewater tables be specific to each Village, and tie to
numbers of proposed housing units that could be accommodated.

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

Joint mtg. w/ DRB: proposal, schedule:
Agenda item tabled.

Adjournment:
MOTION by Matt Krasnow; seconded by Bill Stuono, to adjourn the meeting. VOTE: 4
ayes, motion carried. The meeting was adjourned at 9:29 p.m.

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




