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September 28, 2020 
 
Charlotte Planning Commission 
c/o Planning and Zoning Commission 
159 Ferry Road 
Charlotte, VT 05445 
 
Planning Commission Members, 
 
Thank you for the opportunity to comment on PC-20-125-SK Donovan Sketch Plan Review for the 
proposed 12-lot residential subdivision at 125 Lake Road. 
 
Please see our questions and requests for missing information for this incomplete and inadequate map 
and sketch plan as well as our comments and concerns about the overall and specific impacts of this 
proposed subdivision that we ask the Planning Commission to consider during the sketch plan phase and 
preliminary plan review phase if the sketch plan is approved. 
 
 
Sincerely, 
 
 
 
 
Andrew & Nancy Milliken 
 
  



Questions and Comments related to PC-20-125-SK, Donovan: Sketch Plan Review for proposed 12-lot 
residential subdivision at 125 Lake Rd. in the Rural District Charlotte.  

Missing Information and Questions about the Maps and Narrative 

There is information missing from map and questions on map that make it difficult to fully evaluate this 
proposal.  A complete map should be required before sketch plan review is completed. 

The maps do not show the entire lot: the southern boundary is not on the map, the western boundary 
on southern part of lot is not on the map. 

All Areas of High Public Value should be shown on the map and labeled including: 

• Land in active agricultural use 
• Primary (prime & statewide) agricultural soils 
• Surface waters, wetlands and associated setback and buffer areas 

o Should include wetland advisory layer and hydric soils and areas of wetland restoration 
potential 

• Special natural areas  
• Wildlife habitat (identified in the 2008 Charlotte Significant Wildlife Habitat Map Project) and 

additional current information from the Vermont Natural Resources Atlas 
• Forest Habitat 
• Linkage Habitat and Connecting Corridors 

Portions of adjacent lots with conserved lands and Areas of High Public Value and other key features 
should be shown particularly when those features are contiguous. 

 

Questions on map and plan. Information should be provided before sketch plan review is completed 

• Is all land except for excluded area on map in current use program?  Current use boundaries 
should be clearly delineated. 

• Where is proposed house location for lot 1?   
• Where is proposed house location for lot 11 – is it in excluded area? 
• Where is driveway access to lot 11? 
• Up to 12 lots – where is lot 12? 
• Where are proposed wells? 

  



Comments, Concerns and Inconsistencies with Charlotte Town Plan 

The proposed subdivision in the rural district is not consistent with the Town Plan including the town's 
most valuable characteristics – its rural landscape and healthy environment. 

By trying to shoehorn a subdivision into a small area of land (presumably to avoid current use) between 
valuable agricultural land and intact forest, wetland and stream habitat, the proposal would fragment 
and degrade all these areas on the parcel and adjacent land and irreversibly impact the rural nature of 
that part of the Town of Charlotte. 

The proposed development is not consistent with consideration of existing settlement patterns, physical 
capability of the land for development, or the presence of significant Areas of High Public Value that 
would be directly or indirectly affected including: 

• Land in active agricultural use 
• Primary (prime & statewide) agricultural soils 
• Surface waters, riparian areas, wetlands and associated setback and buffer areas 
• Special natural areas  
• Steep slopes 
• Wildlife habitat (identified in the 2008 Charlotte Significant Wildlife Habitat Map Project and 

additional current information from the Vermont Natural Resources Atlas and other sources) 
• Forest block/habitat 
• Linkage habitat and connecting corridors 
• Scenic views and vistas 

The proposed development is not consistent with the intent of regional Rural Planning Areas: “areas 
where regional and town plans promote the preservation of Vermont’s traditional working landscape 
and natural area features.” 

Surface Water Quality: The proposed subdivision and development of 12 lots has high potential to 
impact surface water quality of Holmes Brook and its floodplain.  If the surface water quality of Holmes 
Brook is impacted by sedimentation and runoff of nutrients from development and roads, that 
degradation of water quality may also impact the area downstream including areas of Lake Champlain at 
the outlet of Holmes Brook by Town Beach.  That area is already impacted from sediment outflow and 
from cyanobacteria blooms that are sensitive inputs of phosphorus from the stream and other sources. 

Habitat Fragmentation/Forest Blocks - The proposed subdivision and development of 12 lots has the 
potential to fragment forest habitat and habitat connectors and impact forest health and ecology on the 
lot and adjacent lots particularly if lot 11 is developed and a road built to access it and the dense 
subdivision of eight lots occurs right on the edge of the forest block.  There are very few intact forest 
blocks in this part of the town, particularly near the lake with named streams running through them.  
The Vermont Conservation design includes most of the southern half of the parcel in either the Interior 
Forest or Surface Water and Riparian Areas blocks or both.  The forest block on this property and the 
linkage block on adjacent lands is part of the largest intact block within the land area between Lake 
Road on the west and north, Greenbush Road to the east and Ferry Road to the south.  This 
development would be inconsistent with the preservation of forest blocks as articulated in Vermont Act 
171. 
 



Biodiversity – A S2 Rare Terrestrial Natural Community is mapped along the western edge of the 
southern part of the parcel.  Three mapped occurrences of a Rare S2 plant are mapped along the 
eastern boundary of the parcel.  Additional information is needed to evaluate impacts to these rare 
biodiversity elements.  Charlotte is on the northern edge of the summer range of the federally listed 
endangered Indiana Bat and maintaining older growth forest blocks near wetlands and streams is 
important to this species if their range does overlap this area.  Other uncommon species known to occur 
on this parcel that depend on intact blocks of habitat such as barred owl, would also be directly or 
indirectly impacted. 
 
Wetlands: The proposed subdivision and development of 12 lots has high potential to have impacts to 
wetlands including wetlands mapped in the area proposed for a septic system.  There is a mapped 
wetland restoration potential area along the eastern boundary that should be further investigated. 
Development right up to wetlands and buffers are likely to have indirect impacts particularly with steep 
slopes. 
 
Steep slopes: Several lots in the proposed subdivision occur in or right up to steep slopes 15-25% or 
25%+ that are buffering wetlands and surface waters. Development of these lots have a high probability 
of impacting these slopes, wetlands, riparian areas and streams. 
 
Agricultural soils: The majority of the proposed subdivision occurs on Prime agricultural soils or 
Agricultural soils of statewide importance that should be protected and maintained in agricultural use 
wherever feasible. 
 
Scenic Views and Vistas, Scenic Roads and Champlain Bikeway:  The Scenic View and Vista and Route 7 
Scenic Overlay include a clear view of the proposed subdivision area and the scenic vista of farms, fields 
and forests will be interrupted and degraded by the proposed subdivision.  Greenbush Road and Lake 
Road directly adjoining the lot are scenic roads and Lake Road is part of the Champlain Bikeway.  The 
scenic value of the road and bikeway will be degraded by the proposed subdivision that will alter the 
rural agricultural and natural features along these routes.  The increased traffic resulting from doubling 
the number of residences on this section of Lake Road would also impact the scenic road and bikeway. 
In addition to visual impact of a dense cluster of houses in an otherwise rural landscape, the impact of 
developing the high point of the land (lot 2) would be easily visible and disrupt the scenic view from all 
directions.  
 
Geology and Groundwater: The parcel is part of Unit III that occurs in the flat lowlands west of Route 7. 
“The rock is mainly black shale with interbedded limestone overlain by impermeable clay, silt and/or 
clayey-till so that water likely does not readily infiltrate the underlying bedrock. Wells drilled in this unit 
have the lowest mean and median yields in town.”  It is not clear that there will be sufficient water for 
private wells for 12 houses and agriculture and what impact of these wells would be on wetlands and 
surface water on and adjacent to the property.  The applicants should be required to demonstrate there 
will be an adequate supply of potable water to serve their purpose before proceeding to a preliminary 
plan. 
 
Conserved & Public Lands: the town-owned Charlotte Park and Wildlife Refuge is directly across 
Greenbush road from the parcel and includes a variety of wetland, upland and stream habitat and 
agricultural land extending up to Route 7.  Holmes Brook flows from the park and wildlife refuge under 
Greenbush Road into the parcel.  Wildlife such as beavers, coyotes, bobcats that likely move between 
the Park and Wildlife Refuge and the forest, wetlands and streams on and adjacent to this parcel.  The 



proposed subdivision would impact the landscape context and wildlife use of the Park and Wildlife 
Refuge as well as the scenic views from several viewpoints including the Varney Trail, Byington Trail and 
Larry Hamilton Memorial area.  The Vermont Land Trust owned conserved farmland north of Lake Road 
is also contiguous to the parcel.  If the agricultural land on the parcel is reduced and residential 
development is allowed this contiguous block of agricultural area will be fragmented.  The parcel is in a 
keystone location between these two conserved areas.  The Charlotte Park and Wildlife Refuge 
Oversight Committee (full disclosure – I am on this committee) and Vermont Land Trust should be 
consulted on this proposed development. 
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