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Ludlow Village Master Plan 

FOUNDATIONS SUMMARY: 

Key Opportunities 

• Historic mill village with character, mixed use, vibrancy and sense of community 
• Close access to Okemo Mountain Resort with opportunity to leverage connections 

between village and mountain activity, and golf course. 
• Opportunities to connect existing greenspaces and recreation areas, and areas of 

FEMA buyouts and brownfields along Black River to East of Village provide 
opportunity to leverage funding to develop recreation area and flood-management 

• Available publicly owned land, including the Blue Lot area, provides opportunities 
for the Town. 

Key Issues to Address 

• The downtown area remains highly vulnerable to flooding associated with the Black 
River and associated tributaries. 

• Seasonal population fluctuations place significant housing supply and 
infrastructure demands. 

• There is currently little to no formal public river access within the downtown village 
area. 

• The wastewater treatment plant is located within the river corridor and floodplain. 

• Housing affordability and workforce housing availability remain major challenges. 

• Peak winter traffic conditions create congestion, parking and traffic safety 
concerns. 

• Limited street trees, inconsistent sidewalks, and roadway design issues reduce 
pedestrian comfort and downtown character. 

• Wide roadway sections and shoulder conditions contribute to speeding concerns 
along key corridors. 

• Existing water utility infrastructure is undersized for peak flood events and hydrant 
locations within the right-of-way require relocation in the Village Center. 

• Steep topography limits opportunities for comfortable pedestrian connections 
throughout town and between the village and Okemo Mountain. 

• The rail corridor bisects portions of the village and creates barriers between the 
downtown core and the mountain. 
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Core Assumptions of this Study 

• Housing demand pressures associated with second homes, short-term rentals, and 
resort activity will continue. 

• Flood resiliency and climate adaptation will remain central considerations for future 
public and private investment. 

• The village core should remain the focal point for future mixed-use development, 
public investment, and multimodal transportation improvements. 

• Transportation improvements should prioritize safety, accessibility, and multimodal 
connectivity while maintaining efficient regional mobility. 

• The community seeks to balance tourism-based economic activity with long-term 
quality of life for year-round residents. 

• The conclusions of the previous planning studies do not generally need to be re-
examined [NOTE: Town/team to confirm] 

 

Community Goals for this Plan 

• Reinforce Ludlow’s identity as a vibrant year-round community. 

• Reinforce the village core as a compact mixed-use center that supports both year-
round residents and visitors. 

• Strengthen streetscape character, branding, public space and placemaking within 
the downtown area.[NOTE: How different from 2021 Streetscape Plan?] 

• Coordinate transportation, parking, wayfinding, and access management 
improvements to improve safety and circulation. [NOTE: How different from 2021 
Streetscape Plan?] 

• Study opportunities to improve connections between downtown Ludlow, Okemo 
Mountain, and Jackson Gore to reduce vehicular traffic congestion and parking 
demands (particularly in the winter) and invite tourism opportunities to the village 
(particularly in the summer) 

• Support additional full-time housing opportunities, particularly workforce and 
affordable housing, understanding role of Town to balance parking needs, 
incentivize development in the core, and manage flood-risk. 

• Increase flood resilience and reduce long-term vulnerability within the village core. 
• Identify opportunities to expand recreational access to the Black River and 

surrounding open spaces. 
• Support development of workforce and affordable housing opportunities within or 

adjacent to the village center. 
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• Expand public access to the Black River and strengthen the river as a recreational 
and community asset. 

• Evaluate opportunities for redevelopment or strategic reuse of publicly owned land, 
including the Blue Lot area. 

LUDLOW’S LANDSCAPE, CHARACTER, & CONTEXT 

Ludlow is a town of approximately 2,000 residents located in Windsor County, Vermont. 
Historically developed as a mill town along the Black River, Ludlow today functions as both 
a regional service center and one of Vermont’s major mountain resort communities due to 
the presence of Okemo Mountain Resort. 

The Village core is organized along the Black River corridor and includes a traditional 
downtown street network, civic institutions, local businesses, and historic development 
patterns characteristic of Vermont village centers. An active rail line runs along the 
southern edge of the village and creates both an important historic feature and a physical 
barrier between portions of the downtown and areas leading toward Okemo Mountain. 

The community’s geography and topography strongly influence circulation and 
development patterns. Much of the downtown lies within the Black River floodplain, while 
steep slopes surrounding the village create challenges for expansion, sidewalk 
connectivity, and accessible pedestrian circulation. These physical constraints influence 
transportation patterns, redevelopment opportunities, and long-term resiliency planning. 

Ludlow’s role as a tourism destination also distinguishes it from many similarly sized 
Vermont communities. Seasonal population fluctuations associated with ski tourism and 
second-home ownership significantly increase demand on transportation infrastructure, 
parking systems, housing supply, and municipal services during peak periods. 



   FOUNDATIONS MEMO 

4 
 

 

Zoning & Land Use 

Ludlow’s land use pattern reflects both its historic village development and its evolution as 
a mountain resort community. The traditional village core contains a mix of civic, 
commercial, residential, and lodging uses organized within a relatively compact 
development pattern. Outside the village center, development patterns become more 
auto-oriented and dispersed, particularly along Route 103 and corridors connecting to 
Okemo Mountain and Jackson Gore. 

The primary study areas is principally within the Village Residential-Commercial and the 
Preservation Districts. 
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The Regional Planning Commission has worked with the town to create a provisional 
Future Land Use Map (FLUM) that identifies the core study area as Village Center, 
surrounded by Village Area. These designations, along with the presence of municipal 
sewer and water, has implications that support zoning changes and funding opportunities 
from the State perspective to contribute to increased density infill development, as well as 
historic preservation. 
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Flood Risk 

In 2023, communities throughout Vermont experienced catastrophic flooding events. In 
Ludlow, flooding along the Black River and its tributaries significantly affected the village. 
Flooding impacts were exacerbated by drainage constraints and culvert capacity 
limitations east of Veterans Memorial Park. 

The 2011 Tropical Storm Irene event and the 2023 flood event have reinforced the 
community’s long-term vulnerability to flooding within the river corridor. In response, there 
have been ongoing discussions regarding strategic floodplain buyouts, redevelopment 
limitations, brownfield remediation, and opportunities for flood-resilient open space 
creation. 

Communities throughout Vermont and New Hampshire have increasingly pursued 
floodplain buyout and river restoration strategies that combine hazard mitigation with 
recreational and public space improvements. Examples include Dewey Park in Waterbury, 
Dog River Park in Northfield, Whetstone Brook projects in Brattleboro, and Littleton 
Riverfront Park in New Hampshire. In Ludlow, similar strategies may create opportunities 
to improve flood storage capacity, reduce flood risk for structures, and establish new 
public riverfront amenities. 
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There is also ongoing interest in supporting elevation or floodproofing efforts for 
vulnerable residential structures where appropriate and feasible. 

About Ludlow’s Hazard Mitigation Plan 

Ludlow’s Hazard Mitigation Plan identifies flooding as one of the community’s most 
significant long-term hazards and emphasizes the importance of improving resilience 
within the village core. A major recommendation identified in the plan is relocation of the 
Ludlow Fire Department from the floodplain to a less vulnerable location. 

Additional priorities identified through hazard mitigation planning include infrastructure 
resiliency, emergency access improvements, culvert upgrades, and long-term floodplain 
management strategies. 

Greenspace, Recreation, & River Access 

Ludlow’s natural setting is one of the community’s defining assets. The Black River, 
surrounding mountains, and nearby trail systems provide substantial recreational and 
tourism value. 

Despite the river’s central location within the village, there is currently little formal public 
access to the Black River within the downtown core. While the river presents significant 
flood-related risks, it also represents an underutilized public amenity. Improved river 
access could create opportunities for placemaking, passive recreation, riverfront 
gathering spaces, environmental education, and tourism activity while strengthening the 
relationship between downtown and surrounding natural resources. 

Potential greenspace and recreation opportunities in the Village may include: 

• Riverfront parks and overlooks 

• Public river access points 

• Expanded trail and pathway connections 

• Green infrastructure and floodplain restoration areas 

• Enhanced connections between existing civic and recreational spaces, such as the 
cemetery, golf course, reservoir and Dorsey Park 

Public realm improvements associated with floodplain redevelopment may also create 
opportunities to integrate stormwater management, habitat restoration, and recreation 
within a cohesive river corridor strategy. 
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Infrastructure 

Ludlow is served by municipal water and wastewater systems concentrated within the 
village core and surrounding developed areas. In general, the community has adequate 
water supply capacity and system coverage to support future growth within planned 
service areas. 

The wastewater treatment plant currently has substantial excess capacity and, according 
to the Town Plan, is operating at roughly one-fifth of its permitted capacity. This excess 
capacity represents a significant infrastructure asset and may support future housing and 
mixed-use development within serviced areas of the village. 

However, the facility’s location within the floodplain and river corridor presents long-term 
resiliency concerns. While local planning documents and discussions have identified the 
wastewater treatment plant as vulnerable to future flooding, there does not currently 
appear to be a formally adopted relocation plan, identified replacement site, or funded 
implementation strategy. [Town to Confirm] 

Additional infrastructure concerns include aging utilities, stormwater management 
challenges, and water mains crossing the river corridor. In some locations, river crossings 
and utility infrastructure create constraints associated with permitting, maintenance, and 
flood management. 

Future infrastructure planning should support compact village development patterns while 
improving system resilience and environmental quality. 
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HOUSING & POPULATION TRENDS 

Population Trends & Seasonal Fluctuations 

Ludlow’s year-round population has remained relatively stable over recent decades, 
though demographic trends indicate an aging population and continued pressure 
associated with seasonal housing demand. According to recent American Community 
Survey estimates, the town has approximately 2,000 year-round residents, while seasonal 
populations increase substantially during peak tourism periods associated with ski season 
and summer recreation activity. 

A significant share of the community’s housing stock consists of seasonal or recreational 
homes associated with Okemo Mountain and surrounding resort development. The 
concentration of second homes and condominiums contributes to major seasonal 
fluctuations in population and infrastructure demand. 

Residents age 65 and older account for roughly one-quarter of Ludlow’s population, a 
figure that has increased over time and is consistent with broader demographic trends 
affecting many Vermont communities. Approximately one-third of households include at 
least one resident over age 65. 
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These demographic shifts create additional planning considerations related to 
accessibility, transportation, housing design, and aging in place. In particular, flood-
resilient housing strategies will need to consider accessibility challenges associated with 
elevated structures and steep topography. 

Additional housing-related issues identified through local discussions include: 

• Conversion of residential properties into ski club or seasonal lodging uses. 

• Ongoing concerns regarding short-term rentals. 

• Limited availability of housing for year-round residents and workers. 

• Need for mixed-income housing options within walking distance of downtown services. 

• Accessibility challenges associated with flood-resilient housing design. 

As part of Vermont’s regional implementation framework under Act 181, Ludlow is expected 
to receive future housing growth targets associated with long-term statewide housing 
planning initiatives. These targets will likely reinforce the importance of concentrating 
future housing development within serviced and walkable areas of the village. [MARC to 
confirm housing targets haven’t been set] 

About Ludlow’s Housing Needs Assessment 

Ludlow’s Housing Needs Assessment was finalized in June 2025, and addresses the need 
for the Town to support affordable and year-round residents. One of the top 
recommendations of the plan was to address zoning reforms to allow infill by reducing lot 
sizes, parking requirements, and allowing up to triplexes and cottage courts in 
neighborhoods, addressing short-term rentals, adaptive reuse incentives for aging 
structures, exploring inclusionary zoning to support affordability, and facilitate Public-
Private Partnerships. 

Economic Development 

Ludlow functions as an economic center for portions of Windsor County and serves 
residents from surrounding rural communities, including areas within neighboring Rutland 
County. The local economy is strongly influenced by tourism associated with Okemo 
Mountain Resort, but the downtown also provides year-round retail, dining, civic, and 
service functions. 

Community discussions have emphasized a desire to maintain and enhance the character 
of the downtown village environment while supporting long-term economic vitality. The 
village’s historic development pattern, adjacency to the mountain, and concentration of 
local businesses provide a strong foundation for future placemaking and redevelopment 
initiatives. 
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Connections between downtown Ludlow, Okemo Mountain, and Jackson Gore represent a 
major economic development opportunity. Summer tourism activity is increasingly 
important to the local economy, and improving non-automobile connections between 
recreational destinations and the village center could strengthen economic activity 
throughout the year. 

Transportation 

Transportation conditions within Ludlow are heavily influenced by seasonal visitation 
patterns, constrained topography, and the relationship between the downtown and resort 
areas. 

Key transportation issues identified through previous planning efforts and community 
discussions include: 

• Seasonal congestion during peak winter periods. 

• Safety concerns associated with speeding on wider roadway segments. 

• Limited pedestrian comfort along portions of Route 103 and connecting roadways. 

• Inconsistent sidewalk conditions and gaps in pedestrian connectivity. 

• Access management conflicts along commercial corridors. 

• Limited multimodal connections between the village and Okemo. 

• Railroad crossings and connectivity barriers. 

• Parking demand surges associated with ski season and special events. 

The wide shoulders entering and exiting portions of the village contribute to vehicle 
speeds that are inconsistent with a pedestrian-oriented downtown environment. 

Pedestrian conditions are particularly challenging near commercial driveways and mobile 
home park access points where roadway geometry and limited access management 
reduce comfort and safety. 

Parking demand fluctuates substantially throughout the year. Peak winter periods and 
community events such as the farmers market create temporary overflow parking 
demand. The Town has explored overflow parking agreements with institutions and 
properties near the downtown core to address these needs. 

The MOOver transit system provides regional transportation service and represents an 
important component of future multimodal mobility strategies. 

Route 100/103 functions as a Town Class 1 highway through portions of the community, 
creating unique operational and maintenance considerations. 
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The active rail corridor running through the village continues to influence circulation and 
connectivity between downtown Ludlow and Okemo Mountain. 

Streetscape & Public Realm 

Downtown Ludlow contains many of the characteristics of a traditional Vermont village 
center but also includes several public realm challenges. 

Issues identified through local discussions include: 

• Limited street tree canopy. 

• Inconsistent streetscape design. 

• Fire hydrant placement within or adjacent to active roadway areas. 

• Limited gateway features and branding. 

• Need for improved wayfinding between downtown, parking areas, recreational 
destinations, and Okemo. 

• Pedestrian comfort and accessibility concerns. 

Future streetscape improvements could support traffic calming, pedestrian safety, 
placemaking, stormwater management, and downtown identity. 

Improved signage and wayfinding may also strengthen visitor orientation and reinforce 
connections between the village center, recreational destinations, parking facilities, and 
trail networks. 

RELATIONSHIP TO BETTER CONNECTIONS GOALS 

The Ludlow Better Connections / Village Master Plan directly aligns with the goals 
identified in the Better Connections Program. 

The planning process will support: 

• Safer and more connected multimodal transportation systems. 

• Compact mixed-use village development. 

• Downtown revitalization and placemaking. 

• Housing and economic development coordination. 

• Flood resilience and climate adaptation. 

• Improved accessibility and public realm design. 

• Stronger integration between transportation, land use, and infrastructure planning. 

Given Ludlow’s unique relationship between its historic village center and major resort 
destination, the plan represents a significant opportunity to establish a long-term 
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implementation framework that strengthens resiliency, improves connectivity, and 
supports year-round community vitality. 
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