July 30, 2026
Status Report on the TPLA Requests

Background
Thompson’s Point is 200+ acres owned and operated by the Town of Charlotte. It is a town asset,

representing 20% of the town’s shoreline and 4-6 public water access locations, enjoyed year round by
Charlotte residents as a walking, running, cross country skiing location, enjoyed for its intermittent views
of the lake, tree coverage, and quiet. Below | have outlined a few points worth considering:

1. The Planning Commission decisions have long lasting, long range impacts that should not be

based on the intent of who are the leaseholders today.

2. The Planning Commission should ensure the requests are in line with our Town Plan goals page

1-1, which state:

To reinforce historic settlement patterns by focusing growth in our hamlets, and east
and west villages, while conserving our Areas of High Public Value (see Figure 1 below);
To maintain and enhance the integrity and continued viability of natural and cultural
features with high public value, including land and active agricultural use, prime and
statewide agricultural soils; steep slopes; flood hazard areas, surface and groundwater
resources; shoreland buffers; special natural areas, wildlife habitats, water supply
source protection areas, and other ecologically important natural areas; scenic views
and vistas; historic districts, sites and structures; and conserved land;

To recognize and protect the Town’s natural and cultural resources through both
regulatory and non-regulatory actions;

3. We should ensure the requests are in line with our Town Plan policies, which state:

1-4: Continue to consider equity and environmental justice considerations in land use
decision making, evaluating how the distribution of growth and conservation affects
different groups of residents. We will identify and preserve the important features of
Charlotte that are treasured by residents including the working landscape, natural
resources, water quality, scenic views and gravel roads, public access to Lake
Champlain, historic and cultural resources and small town character.

1-19: Through the responsible management of areas in and along Lake Champlain,
Charlotte will work to protect the aesthetic, recreational and natural systems into the
future.

1-19: Balance the economic advantages of businesses, the town beach, and lessees on
Thompson’s Point with necessary environmental stewardship in the shoreland area.
1-20: There will be no additional lots or dwelling units permitted in the Shoreland
Seasonal Home Management District. Other structures will be evaluated in the context
of total lot coverage and the addition of such structures shall not reduce scenic beauty,
ecological qualities, or increase surface water runoff to the Lake.

1-20: The Town will provide, protect and enhance opportunities for the public to enjoy
the shoreland.

The PC, per the June 4, 2026 meeting discussion, has agreed to the following requests:

1.

Reduce side setback from 50 ft to 25 ft.

2. Add accessory structure as a permitted use with the district standard F2, No new accessory

structures to be permitted for leaseholds with existing accessory structures. For leaseholds



without an accessory structure, one accessory structure per leasehold is allowed. Accessory
structures must measure less than or equal to 96 square feet and conform to district standards.

TPLA Requests to Still Be Discussed, continued 7/30 (4" of 4 TPLA meetings)

Building Coverage

At this point in time, | would recommend the PC consider to revise the Building Coverage in the
Shoreland Seasonal Home Management District to revise the 7% to include language of “7% or 1200
square feet, whichever is less”, to allay fears of TPLA of some camps becoming too large. This would
allow some of the smaller camps to expand, so long as lot coverage is not exceeded.

Suggestion: 10 minutes allotted discussion time. Motion to revise the Building Coverage in the
Shoreland Seasonal Home Management District to revise the 7% to include language of “7% or 1200
square feet, whichever is less”. If this discussion takes more than 10 minutes I suggest the PC put a
motion in place to hold discussion for later in the PC’s CY work plan.

Lot Coverage
The TPLA request is to go from current 10% coverage in Table 2.8 of the LURs to 20% coverage due to

what is in the Shoreland Protection Act. However, this change could have impacts on Charlotte’s
Shoreland Home Management District, where lot coverage is currently set to 10%. This request has
greater impacts and not enough information on current lot coverage.

Suggestion: 10 minutes allotted discussion time. Table the discussion until next year due to lack of
data on current lot coverage. And in the meantime address and consider the following:

e Not clear on current coverage and would like to gather data on current lot coverage. Ask the
TPLA to survey its members for an approximation on lot coverage based on dimensions of
impermeable decks, patios, uncovered porches, pathways, parking spots, etc.

e Parking established on interior side of road that is town owned and not done via permit
process. Perhaps this should count towards coverage.

Demolition

The 6/18 PC meeting conversation left off with considering making “Demolition” of an accessory
structure no more than 96square feet to be a permitted use. All other demolition to remain “conditional
use”.

Suggestion: 10 minutes allotted discussion time. Motion to revise the permitted uses in the Shoreland
Seasonal Home Management District to include “Demolition of an accessory structure no more than
96 square feet”. Revise Conditional Use “Demolition of an existing structure or portion thereof” to
“Demolition of any existing seasonal dwellings, other structures greater than 96 square feet, or any

portion thereof.”

Allow for tents and small campers up to 2 weeks per season

This was briefly discussed during the 6/18 meeting.

Considerations: Enforcement. The Town staff believe this is best dealt with via communication amongst
the TPLA.

Suggestion: 5 minute allotted discussion time. Motion to not move forward with requested edit.

Stormwater Runoff: Table 2.8. F(5)
TPLA recommends that an Erosion Prevention and Sediment Control (EPSC) plan prepared by a qualified
engineer be required of applicants. The State of Vermont's Shoreland Permitting Best Management




Practices guidel describes BMPs to handle stormwater runoff and to control erosion and contain soil on
the project site. The Plan will specify measures to be taken to protect Lake Champlain through all phases
of a construction project, from site preparation to post-construction permanent controls. A qualified
engineer would prepare the EPSC plan in conformity with The Vermont Standards and Specifications for
Erosion Prevention and Sediment Control.2 Once a project has been completed, revegetation with
locally native species should be required.

[1] https://dec.vermont.gov/watershed/lakesponds/permit/shoreland/appresources/shoreland-bmps

[2] https://dec.vermont.gov/document/Vermont-Standards-and-Specifications-for-Erosion-Prevention-
and-Sediment-Control

Suggestion: 10 minute discussion.

Add word “unique” to natural features referred to in Table 2.8. G.(2)
Focuses on and protects important natural features and minimizes burden to applicant.
Suggestion: 5 minute discussion. Motion to approve.

Adds a reference to Section 3.8 to Table 2.8. (D)(3) regarding relocation of an existing seasonal
dwelling.

Relates the relocation of existing seasonal dwellings to the LURs section on nonconforming structures.
Since there has already been precedence for relocation, there should be clear reference to where it falls
under allowable uses.

Suggestion: 5 minute discussion. Motion to approve under Conditional Use.

Table 2.8 (F)(5). Remove the word standing in last sentence.
Editorial change. Not necessary.
Suggestion: 5 minute discussion. Motion to approve.




