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To: Long Range Planning Committee (LRPC) 
Cc: Town of Charlotte Selectboard; Nate Bareham, Town Administrator 
From: Darren Schibler & Kate McCarthy, Senior Planners 
Date: June 3, 2025 
Re: Charlotte Future Land Use Map Draft Recommendation 
 

 
Regional Future Land Use Map Update - Draft Recommendation 

 

1. Overview of Engagement Activities 

Below is a brief overview of the public engagement activities conducted, including dates, formats 
(e.g., public meetings, surveys, workshops), and the number of participants. 
 

Date Activity Attendees Engagement Methods Staff  
9/23/2025 Selectboard Meeting 25 Municipal Selectboard C. Baker, D. Schibler 
12/12/2024 Initial Staff Meeting 2 Municipal Staff D. Schibler, K. McCarthy 

1/16/2025 Planning Commission 
Meeting 11 

Municipal Planning 
Commission D. Schibler, K. McCarthy 

5/1/2025 Planning Commission 
Meeting 15 

Municipal Planning 
Commission 

N/A (Discussion without 
CCRPC staff) 

5/15/2025 Planning Commission 
Meeting 10 

Municipal Planning 
Commission D. Schibler, K. McCarthy 

5/27/2025 Selectboard Meeting 16 Municipal Selectboard C. Baker, D. Schibler 
 

  

https://ccrpcvt.sharepoint.com/sites/Shared/Shared%20Documents/RegionalPlanandMTP/ECOS%202026%20Plan/ECOS%20Engagement/Round%202%20(FLU%20&%20Housing%20Targets)/Materials/ccrpcvt.org/LRPC


                                                         MEMO | Charlotte Future Land Use 
Draft Map 

All materials online at: ccrpcvt.org/LRPC 
 

2 
 

2. Community Context and Public Engagement Assessment 

The following themes and information about community context emerged from initial engagement 
and informed FLU Map development in Charlotte: 

• Over several decades, Charlotte has conducted numerous studies on the development 
potential of the West Village in the context of wastewater capacity. The most recent 2011 
wastewater study led to the establishment of a small public wastewater system for the 
West Village, which currently is restricted to commercial users. 

• CCRPC has also conducted numerous traffic speed and safety studies in both Villages, the 
most recent of which recommended traffic calming measures in the form of physical 
changes to the streetscape to while maintaining road width. 

• A 2010 master planning process for the East Village to enhance housing opportunities 
resulted in a set of Land Use Regulation changes that were rejected by the voters in 2021. 

• The East & West Villages planning project was underway during Act 181engagement. The 
project included significant community engagement about goals for development in each 
Village – see the D&K report for details and a full list of interested and affected parties that 
participated in the project. Key themes and takeaways from the project included: 
o Desire for more businesses, 

services, and gathering places 
o Need for more diverse housing 
o Community building / public spaces 

o Traffic & safety 
o (Transportation) connections 
o Energy reduction 
o Conservation 

Key focus areas for further engagement and planning work were identified as a part of the Village 
planning project:  

▪ Creating better opportunities for commercial development within the Villages 
▪ Further protecting sensitive resources and rural areas from development / sprawl 
▪ Determining whether and how to provide public infrastructure for the Villages (sidewalks, 

water supply, septic disposal for housing in addition to commercial) 
▪ Advancing traffic safety actions recommended in prior studies 

  

https://ccrpcvt.sharepoint.com/sites/Shared/Shared%20Documents/RegionalPlanandMTP/ECOS%202026%20Plan/ECOS%20Engagement/Round%202%20(FLU%20&%20Housing%20Targets)/Materials/ccrpcvt.org/LRPC
https://studiesandreports.ccrpcvt.org/wp-content/uploads/2025/06/20241017_Final-East-and-West-Villages-Report_CCRPCrevised.pdf
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3. Key Findings from Public Engagement 

Common Themes  

• There was continued confusion about the scale and intent of this mapping process, which is intended to be 
high-level and broad-brush even though the categories are assigned at a parcel level, particularly in rural 
areas. CCRPC and Town staff worked to clarify that the Regional Future Land Use Map is not a zoning map, 
and that the rural categories will not have any regulatory impact. 

• The community emphasized retaining the rural character of Charlotte and protecting natural resources, 
even within the Villages. This includes ensuring that formally conserved land is represented as “Rural 
Conservation” on the map. 

• Several community members stated directly that they believe CCRPC is trying to force more housing on 
communities that can’t accommodate it or don’t want it. 

• There is significant concern about the impacts that growth will have on traffic, water supply for existing 
shallow wells, and ability to dispose of sewage given low-capacity soils. 

• Other community members expressed a desire to increase the diversity of its housing stock, which is 
currently mostly single-unit and fairly expensive. This includes providing options for working families, 
mixed-use buildings, rentals, eco-friendly homes, age-friendly homes, and opportunities to downsize. 
Adaptive reuse may be key to filling these gaps. 

• Some noted the misalignment of the regional map’s Village Center boundary in the East Village with local 
zoning and on-the-ground conditions. CCRPC staff explained that this was intentionally done to match the 
existing state designation Village Center boundary, which captures historic buildings eligible for incentives, 
while the surrounding Village Area is more able to take advantage of the Neighborhood incentives. 

Points of Tension 

• While there is tepid support for limited, small-scale housing and commercial development in the Villages, 
the community sees itself as rural and not a place suitable for significant or dense development, primarily 
due to limited soil capacity for water supply and sewage disposal. 

• While there is a desire among residents to meet their basic needs within the Villages (e.g., grocery stores, 
health services, and restaurants), there is also belief that not all needs can be met locally without changing 
the small-town feel of Charlotte. 

• At the same time, substantial housing development has occurred in rural parts of Charlotte over the past 
few decades which is fragmenting habitat and changing the rural aesthetic. This is a major concern for the 
community.  

• Given the tension points above, community leaders wonder how to meet the assigned housing target in a 
compact development pattern. There is concern about penalties from the state and CCRPC for not meeting 
the housing targets.  

 

https://ccrpcvt.sharepoint.com/sites/Shared/Shared%20Documents/RegionalPlanandMTP/ECOS%202026%20Plan/ECOS%20Engagement/Round%202%20(FLU%20&%20Housing%20Targets)/Materials/ccrpcvt.org/LRPC


 MEMO | Charlotte Future Land Use Draft Map 
All materials online at: ccrpcvt.org/LRPC 

 

4 
 

4. CCRPC Staff Discussion and Map Notes 

The attached map is the proposed Future Land Use Map for Charlotte. This map reflects a number of 
considerations that incorporate local context and feedback: 

• Boundaries of the Village Centers and Village Areas were drawn to closely align with existing zoning 
districts and/or state designations, with slight adjustments to follow parcel boundaries. 

• While the local Commercial Zoning District just west of the West Village allows for housing and could have 
been included in the Village Area, it was classified as Enterprise because its primary intent is commercial. 

• There are a significant number of conserved parcels with easements throughout Charlotte including in the 
Villages. Though many of these easements allow for working lands activities that fall under “Rural 
Agriculture and Forestry,” it was more important to the community to show them as “Rural Conservation.” 

 

5. Tier 1B Status  

The Planning Commission unanimously recommended that the Selectboard request Tier 1B status for portions of 
Charlotte’s eligible areas – specifically areas aligning with the locally-zoned Village Commercial District in both 
East and West Villages. This recommendation reflects CCRPC’s concurrent work with the Town on updates to the 
Land Use Regulations under a Bylaw Modernization Grant, in which the Planning Commission has chosen to focus 
on enabling mixed-use development in these districts.  

The Charlotte Selectboard received the Planning Commission’s recommendations on Tier 1B and acknowledged 
the thoughtful consideration of its technical aspects. However, the Selectboard ultimately decided not to make a 
Tier 1B request without direct input the public on the issue via an advisory ballot question.  If the Town decides to 
request Tier 1B status in the future through a public vote or otherwise, CCRPC will bring that recommendation to 
the Land Use Review Board at the next opportunity.  

 

For further reading and review: 

• Meeting notes for municipal meetings can be found on CCRPC’s Engagement Page. 
• Staff notes for specific events are available upon request. 
• Link to CCRPC’s internal map viewer can be found here. 
• A spreadsheet of comments received from our online viewer, by municipality, can be found in your packet. 

https://ccrpcvt.sharepoint.com/sites/Shared/Shared%20Documents/RegionalPlanandMTP/ECOS%202026%20Plan/ECOS%20Engagement/Round%202%20(FLU%20&%20Housing%20Targets)/Materials/ccrpcvt.org/LRPC
https://ccrpc.maps.arcgis.com/apps/instant/basic/index.html?appid=9f1c5d5154d34e7cbcacef99a28e4485



