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Town of Charlotte
PLANNING COMMISSION
Meeting Conducted at Town Hall and via Teleconference
November 21, 2024

DRAFT - subject to approval by the Planning Commission

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

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

OTHERS: Paul Plante, Frank Tenney, Charles Russell, JD Herlihy, Claudia Mucklow, Darren Schibler,
Kate McCarthy.

Posted Agenda:

7:00 PM Call to Order

7:01 PM Changes to Agenda (if any); Public Comment (for items NOT on tonight’s agenda)
7:02 PM Review & approve draft PC meeting minutes: Nov. 7 meeting

7:05 PM Scoping LURs amends re: Villages Project recommends: Darren Schibler, CCRPC
7:45 PM Work session: Sec. 5.4 Cond. Use draft: (continued)

8:15 PM Appoint members to LURs drafting subcommittee

8:30 PM Set PC 2025 meeting schedule

8:45 PM Update on Town Planner work in progress; recruitment

9:00 PM Adjourn

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

Changes to Agenda (if any):
Charlie added an executive session at the end of the meeting to discuss a personnel matter.

Public Comment: None.

Review & approve draft PC meeting minutes: Nov. 7 meeting:

MOTION by Robert Bloch; seconded by Carrie Spear, to approve the PC meeting minutes
for November 7, 2024, as amended. VOTE: 5 ayes, motion carried. (Linda Radimer was not yet
present.)

Scoping LURs amends re: Villages Project recommends: Darren Schibler, CCRPC:

Darren Schibler introduced his new colleague, Kate McCarthy. Darren asked the Planning
Commission to introduce themselves to Kate. Kate then summarized her professional experience.

Darren introduced an activity (online whiteboard tool) to be used to prioritize proposed Land Use
Regulations (LURs) amendments. The activity allowed each Planning Commission member to prioritize
their top five proposed amendments. The proposed amendments had been categorized in the following
categories/items: Uses Regulation (Allowed Uses, Single-Use Lots, Multi-Unit Dwelling Permitting),
Lot/Building Dimension (Excessive Lot Area/Frontage Requirement, Excessive Setback Requirements,
Building Density Tied to Lot Size, Low Cap on Lot Building Coverage, Building Heights too Low),
Access Design (Loose Parking Requirements, Rural Road/Driveway Standards, Loose Sidewalk, Path
Requirement), Procedures (Unclear Environmental Protections, Subdivision Review PUD/PRD, Unclear
TDR Regulations, Ability for Administrative Review).
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Darren asked if all members of the Planning Commission understood the proposed LURs
amendments. Bill Stuono said he would like clarification on some items. re: proposed amendments to
Village Zoning Districts, Bill noted that the East and West Villages are very different, and asked if the
intent of the proposal is to have the same regulations for both Villages. Darren noted that currently,
regulations are almost identical between the two districts, with only one difference in use types. If they
are going to be the same functionally, then combining the two districts would make sense. Alternatively,
an approach could be to continue to differentiate between, the East, West, and Commercial Village
districts. Charlie said it would be a heavy lift to combine the districts. Consensus to table this proposal.

Bill then asked Darren to clarify on proposed amendments pertaining to Single-Use Lots. Darren
said the proposal is to allow more than one principle structure on a lot in the villages. For instance, a
store with the house in the back. Charlie noted that with the change in state law to allow a duplex on any
residential lot, a property owner could rent out both the primary residence and accessory dwelling unit.
(Previously, with ADU rules, property owners must occupy one of the units). Charles Russell asked if
the proposal applies to just residential, or if it would also apply to mixed use of commercial and
residential. Darren said it could also apply to mixed use. Bill said that if LURs allow multiple houses on
a lot, lot size needs to be considered. Bill also suggested consideration of total units on a lot.

Bill then asked for clarification on Subdivision Review (PUD/PRD). Bill asked if there are issues
with processes for Adaptive Reuse/PUD/PRD. Darren said current provisions for mixed use require
DRB review & a public hearing. The recommendation is to streamline mixed use applications. Larry
Lewack spoke to this. Currently, PUD is a subdivision process with the Development Review Board
(DRB). Applicants that are not subdividing land are still required to go through this process.

The online whiteboard activity then began. Bill offered to go first. Bill selected Unclear
Environmental Protections, Rural Road/Driveway Standards, Loose Sidewalk/Path Requirements. In
addition, Bill said Excessive Setback Requirements, Low Cap on Lot Building Coverage, Loose Parking
Requirements could be discussed further.

Charlie went next. Charlie selected Allowed Uses, Unclear Environmental Protections (and said
stormwater, water, sewer needs to be included), Single Use Lots (clarity around multiple, primary uses),
Multi-unit Dwelling Permit, Subdivision Review (PUD/PRD), Excessive Lot Area/Frontage
Requirement, which flows with Excessive Setback Requirements, Building Density tied to Lot Size,
Low Cap on Building Coverage, Loose Parking Requirements, and Rural Road/Driveway Standards.
Charlie said Building Heights too Low, and Loose Sidewalk/Path Requirements are heavy lifts.

Carrie Spear went next. Carrie revisited her idea of promoting denser development along an axis
between the two Villages. Carrie spoke to boarding houses, which Kate connected with Multi-unit
Dwelling Permitting. Carrie selected Unclear Environmental Protections.

Matt Krasnow went next. Matt agreed with proposed amendments that had been identified as
heavy lifts. Matt selected Allowed Uses, Single-Use Lots, Multi-Unit Dwelling Permitting, Unclear
TDR Regulations, and Subdivision Review (PUD/PRD).

Robert Bloch ended the activity (Linda Radimer was not yet present), with selection of Unclear
Environmental Protections, Single-Use Lots, Multi-unit Dwelling Permitting, Excessive Lot
Area/Frontage Requirements, and Excessive Setback Requirements.

Bill said TDR rules are extremely difficult to implement. Bill asked Darren if any town is
implementing with success. Darren said alternatives could also be discussed. Charlie said the focus
should be on the concept of TDR, which is to enable more intensive development of village lots as a
tradeoff for additional conservation of rural lands.

Darren asked to discuss scheduling. Darren proposed that the CCRPC meet with the Planning
Commission on December 19" then monthly going forward. Charlie suggested a regular, recurring
meeting, the second meeting of the month.

Bill restated his concern that the Dubois & Kings report is focused on housing and not any
commercial growth. In addition, the Report does not significantly address affordable housing.
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Work session: Sec. 5.4 Cond. Use draft: (continued):

Charlie started the discussion by noting a change made to Section 5.4 (C), specifically, the
addition of: meets the intent of the Town Plan. Charlie moved to Section 5.4 (D) (1) where it previously
(proposed to be edited out) and explicitly listed areas of high public value as defined in the Town Plan.
Charlie suggested that list be reinstated somehow. Larry suggested reinstating the edited Section 5.4 (D)
(1). Charlie suggested adding to the revised Section 5.4 (D) (1) and adding (d) to that current subsection
to include the list of areas of high public value and the DRB needing to evaluate the adverse impacts to
such. Frank Tenney suggested referring to the Table (7.1) in LURs that defines areas of high public
value instead of listing. Through discussion, it was agreed upon to move the explicit list to Section 5.4
(C) and add as (6).

Robert asked to discuss Section 5.4 (C) (5) The use of renewable energy resources. Robert
believes the current wording to be problematic, as someone might object to a property owner’s project
because it could theoretically be claimed that a new house or barn could supplant an ideal location for
future solar panels. Consensus to add “have an undue adverse impact on the utilization of..” to the item,
and limit the scope of these reviews to effects on a neighbor’s use of renewable resources, such as
projects that might shade existing solar panels on a neighbor’s property.

The Planning Commission approved revisions to Section 5.4 for public hearing.

Appoint members to LURSs drafting subcommittee:

Charlie said he reached out to the Town Administrator to determine if open meeting laws would
apply to the subcommittee. The item is tabled until that is determined. Larry said he doesn’t believe a
subcommittee would be subject to open meeting laws without a quorum present from one of the boards.

Set PC 2025 meeting schedule:

The Planning Commission will adhere to scheduling next year’s meetings on the first and third
Thursdays of each month, aside from the months of June due to Juneteenth, July due to July 3" being
too close to the 4™ of July holiday, and October due to Yom Kippur. A meeting was added on May 29,
for a total of three mtgs. that month. June was edited to June 12" and 26™. July edited to the 10" and
24" October to the 9™ and 23",

Update on Town Planner work in progress; recruitment:

Charlie said that Shelburne has decided against sharing a planning staff member with Charlotte.
Larry said he informed the Town Administrator that the Planning Commission would like to be involved
in the process. Larry may be open to contracted work on a short-term, interim basis, and will write a
proposal for the Town Administrator.

Executive Session to discuss a Personnel Matter: was canceled (determined to be unnecessary).
Adjournment:
MOTION by Robert Bloch; seconded by Carrie Spear, to adjourn the meeting. VOTE: 6

ayes, motion carried. The meeting was adjourned at 8:51 p.m.

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




