
 

        Town of Charlotte  1 

PLANNING COMMISSION  2 

Meeting Conducted at Town Hall and via Teleconference  3 

September 5, 2024 4 

  5 

DRAFT – subject to approval by the Planning Commission 6 

  7 

Planning Commission: Charlie Pughe (Chair), Matt Krasnow (virtual/Vice Chair), Bill Stuono, 8 

Robert Bloch, Linda Radimer, Carrie Spear.  9 

Staff: Aaron Brown, Zoning Administrator, Recording Secretary, Nicole Burnell.  10 

OTHERS: Frank Tenney, Charles Russell, Claudia Mucklow, JD Herlihy.  11 

 12 

Posted Agenda:  13 

7:00 PM  Call to Order  14 

7:02 PM  Changes to Agenda (if any); Public Comment  15 

7:05 PM  Review & approve draft PC meeting minutes: June 20, July 11, Aug. 22 meetings  16 

7:15 PM  Next steps from joint mtg. w/ DRB, CCC  17 

7:30 PM  Schedule/calendar review: reset PC work plan through end of 2024  18 

7:45 PM  Finalize (?) Sec. 3.8.b, NC Structures & Sec. 3.1 & setback definition drafts  19 

8:00 PM  Work session: draft Table 2.7 amendments, Thompson’s Point (continued)  20 

9:00 PM  Adjourn 21 

 22 

Call to Order:  Charlie Pughe called the meeting to order at 7:05p.m. 23 

 24 

Changes to Agenda (if any):  25 

Charlie suggested separating Section 5.4 from Sec. 3.8.b, NC Structures & Sec. 3.1 & setback 26 

definition drafts as a separate agenda item. Agreed. 27 

 28 

Public Comment: None.   29 

 30 

Review & approve draft PC meeting minutes: June 20, July 11, & August 22 meetings:   31 

MOTION by Linda Radimer; seconded by Robert Bloch, to approve the PC meeting 32 

minutes for June 20, 2024, as written. VOTE: 4 ayes, motion carried. 2 abstained.  33 

MOTION by Charlie Pughe; seconded by Bill Stuono, to approve the PC meeting 34 

minutes for July 11, 2024, as amended. VOTE: 4 ayes, motion carried. 1 abstained.  35 

MOTION by Bill Stuono; seconded by Carrie Spear, to approve the PC meeting 36 

minutes for August 22, 2024, as written. VOTE: 4 ayes, motion carried. 1 abstained.  37 

 38 

Next steps from joint mtg. w/ DRB, CCC:  39 

 Charlie proposed November 13th for the next joint meeting.  40 

Charlie asked if anyone took meeting minutes at the August 21st joint meeting. Aaron 41 

Brown confirmed that notes are available. Charlie suggested that Aaron circulate, and that draft 42 

can be reviewed and approved at the next joint meeting.  43 

Bill asked about creating an agenda for the next joint meeting. Bill said that the Charlotte 44 

Conservation Commission (CCC) felt that their agenda items were not given as much time as the 45 

other boards. Charlie suggested the agenda go out two weeks before the November 13th meeting.  46 

Charlie asked who would staff the November 13th meeting. Charlie suggested Aaron 47 

because the Town Planner is retiring the following month.  48 
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Charles Russell said that the Development Review Board (DRB) has comments to Act 47 49 

updates and asked if those should be addressed at the joint meeting. Charlie asked Charles to send 50 

the DRB’s comments prior to.  51 

 52 

Finalize(?) Sec. 3.8.b, NC Structures & Sec. 3.1 & setback definition drafts:     53 

 Charlie said that he had proposed revision to 3.8.B 1) c). Charlie read his 3.8 B 1) c) 54 

proposal and proposed the addition of 3.8.B 1) d). Charlie will circulate his language for both items 55 

that are attempting to clarify average height.  56 

 Charlie reminded everyone the section is to outline that which is approvable by the Zoning 57 

Administrator without an applicant going in front of the DRB for conditional use. Frank Tenney 58 

said that guidelines are needed for the DRB when an applicant is applying for conditional use. JD 59 

Herlihy agreed, said that standards cannot be made up by the DRB as they go, that would be 60 

arbitrary, capricious, and grounds for appeal. Policy is needed.    61 

 Regarding the proposed 3.8.B 1) d), Matt Krasnow spoke to concerns that the Zoning 62 

Administrator would need to apply geometric/architectural principles to determine the average 63 

plane, and lack of fairness for applicants under the proposed clause with varying roof lines.  64 

 Robert asked Aaron about his level of comfort with the proposed revisions. Aaron 65 

confirmed that he would be comfortable with this guideline, as proposed. Charlie cautioned 66 

against trying to create policy that attempts to factor in every possible scenario.  That would be 67 

unwieldy and impractical. 68 

 Charlie moved to 3.8.C and suggested the addition of in good faith, to the following: “The 69 

Zoning Administrator may grant an extension to this deadline upon a determination that the delay 70 

was unavoidable, and that the owner had acted in good faith to substantially complete the repair, 71 

restoration or reconstruction within the initial one two (2) years.” Agreed. 72 

 Charlie directed the conversation to Section 3.1.3:  to modify to read as follows: Nothing in 73 

these regulations shall be construed to allow the continuation of a use or occupancy of a structure 74 

that has been declared by the Authority Having Jurisdiction (AHJ) to be unsafe or pose a threat to 75 

public health or safety.  Agreed. 76 

 Charlie suggested we separate proposed amendments to Sec. 5.4 and discuss them at  a 77 

future meeting, due to time constraints.  78 

 79 

 Work session: draft Table 2.7 amendments, Thompson’s Point (continued):   80 

 Charlie outlined what is trying to be achieved and listed the following elements:  81 

1) Protect and enhance environmental health 82 

2) Protect the long-term value for the town 83 

3) Allow reasonable use without overly restrictive rules  84 

4) Create consistency for proposed modifications  85 

5) Clarity for leaseholders on what is allowed and not allowed  86 

6) Land Use Regulations that are consistent with state regulations  87 

7) Adopt vegetation management rules that match the state requirements (or perhaps more 88 

stringent)  89 

8) Adopt setback rules that are realistic and enforceable, given current lot realities; we don’t 90 

have updated engineering study to validate location of cottages relative to lot lines, so this 91 

remains on hold for now  92 

9) Clarify that multiple lots leased in common are considered as a single leasehold for 93 

regulatory purposes 94 

10)  Utility sheds (as a permitted use) are defined as 8x12x12 and non-habitable; still need to 95 

define if OK to build as close as 10 ft. from lease lot line (current Sec. 9.2 standard)  96 
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11)  7% lot coverage defined (includes utility shed, porches & decks)  97 

12)  10% impervious coverage needs to be maintained  98 

13)  Accessory Dwellings Units and other additional permanent habitable structures are not 99 

allowed (e.g. anything that would increase the sleeping capacity of a leasehold) 100 

14)  Pruning trees to maintain lake views (requires documentation & approval of Tree Warden)  101 

15)  Removing trees to build an addition, when approved by DRB (requires approval of Tree 102 

Warden); how they are replaced 103 

16)  Address whether leaseholders may remove dangerous standing trees or branches or fallen 104 

trees without Tree Warden approval 105 

17)  Design review standards (who completes, perhaps professional)  106 

Matt Krasnow (who also serves as Charlotte’s Tree Warden) wants to ensure that the DRB require 107 

Tree Warden approval in connection with all Thompson’s Point projects involving tree removal to 108 

accommodate new construction or additions.  [Ed. note: this is the DRB’s current practice.] Claudia 109 

Mucklow commented that T.P. leases do not include any right to maintain lake views. 110 

 Next steps: Charlie Pughe noted that the Conservation Commission provided suggestions 111 

for edits to the current draft of Table 2.7 amendments to members of the Planning Commission via 112 

email that morning, which we haven’t had time to review.  He asked Aaron Brown to add that 113 

document to the meeting packet for this meeting, so it can be easily found & discussed later. 114 

Schedule/calendar review: PC work plan through end of 2024:  115 

 For the September 19th meeting, Charlie suggested continued work on Sections 3.8 and 3.1, 116 

continue work on Section 5.4, athen circle back to continue working on Table 2.7 (Thompson’s 117 

Point) amendments. At the October 3 PC mtg., Dubois and King and the Chittenden County 118 

Regional Planning Commission will be back to present a revised Village Master Plan.  119 

 120 

Adjournment: 121 

MOTION by Robert Bloch; seconded by Carrie Spear, to adjourn the meeting. VOTE: 6 122 

ayes, motion carried. The meeting was adjourned at 8:54 p.m.  123 

 124 

Minutes respectfully submitted: 125 

Nicole Burnell, Recording Secretary, with edits by Larry Lewack, Town Planner. 126 


