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PLANNING COMMISSION  

SPECIAL MEETING  

Tuesday, August 19, 2025 

6:00 p.m. - Hybrid Meeting - Conference Room 

 

 Zoom Link 

 

Planning Commission Agenda and Documents – August 19, 2025 

Meeting ID: 952 4752 2778 

Passcode: 365966 

 

MEMBERS PRESENT: 
 

Terry Carter - Chair  Jean Strong  

Judy Pullinen Ted Stryhas 

 

MEMBERS ABSENT:  

Ryan Silvestri   

 

STAFF PRESENT:  

Lisha Klaiber Charlotte Galley 

 

OTHERS PRESENT:  

Martha Harrison Eric Alden  

Allison Hopkins  Erin Ladd  

 

 

I. CALL TO ORDER   

 

1.    Terry Carter, Chair called the meeting at 6:01 p.m. 

 

 

II. ROLL CALL BY RECORDING SECRETARY 

 

1.    All members present, except Ryan Silvestri 

 

 

III. OPENING STATEMENT BY CHAIR 

 

1.  Terry Carter said that she has no comments this evening. 
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IV.  CONSIDERATIONS OF ANY CHANGES, ADDITIONS OR REMOVAL TO THE AGENDA 

 

1.    Terry Carter said there are none. 

 

 

V. APPROVAL OF MINUTES July 15, 2025 

 

1. MOTION by Judy Pullinen and seconded by Jean Strong to accept the minutes from July 

15, 2025 as corrected. Motion passed unanimously. 

   

 

VI. STAND-ALONE FLOOD REGULATIONS FOR THE TOWN OF LUDLOW TO PUBLIC 

HEARING 

 

1. Terry Carter said that this board had reviewed and approved stand-alone flood regulations and she 

had put it on the Select Board agenda to move it to a public hearing.  She said that she did not put 

act on this. 

2. MOTION by Terry Carter and seconded by Jean Strong to move the Stand-Alone Flood 

Regulations for the Town of Ludlow to Public Hearing.  Motion passed unanimously.  

  

 

VII. HOUSING STUDY:  ALLISON HOPKINS FROM MARC 

 

1. Erin Ladd said that Mount Ascutney Regional Planning Commission (MARC) did a housing 

study for Ludlow and she will go over the key points relevant to today’s housing market.  She 

noted that 68% of Ludlow housing is seasonal/vacation. The State number is 15% and Windsor 

County is 22%, She added that 43% of renters and 36% of owners are housing cost burdened. 

2. Eric Alden asked if it is seasonal or vacation 

3. Jean Strong asked if it included the condos on the mountain 

4. Noah Schmidt asked if it included multi-family 

5. Judy Pullinen asked if this is for houses or rental units.  She said that the number of 147,226 

owners for the State doesn’t seem big enough for a State of 500,000+ 

6. Erin Ladd said it is households.  She went on to Core Challenges 

a. Affordability gap for year-round workers 

b. Vacant neighborhoods in the off-season 

c. Essential services (schools, EMS, healthcare) face staffing instability 

d. Residents are priced out by competition from second homes and STRs 

7. Judy Pullinen described a GAP program that Provincetown has.  A sum of money is dedicated to 

assist property owners who provide LTR to people who live and work in Provincetown.  This 

sum is tiered by size and occupancy of the unit.  She suggested that maybe a portion of the 

income from the Local Options Tax in Ludlow be designated for such a program. 

8. Noah Schmidt suggested it include people who work in Windsor and/or Rutland counties. 
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9. Erin Ladd said that the State has passed the CHIP program.  (CHIP could bring up to $2 

billion in public investment that supports housing over the next decade. Towns would be 

allowed to borrow money to build public infrastructure and pay the debt down over a 

twenty-year period from future tax money raised from the new homes and businesses 

built by CHIP.) 

10. Terry Carter said the Planning Commission has been working with Jason Rasmussen on the 

Neighborhood Development Area. 

11. Noah Schmidt suggested a Capital Improvement Program 

12. Eric Alden said the funds could be allocated to different needs 

13. Terry Carter said like equipment for the Police or Fire departments 

14. Noah Schmidt said he does not think the Town has a plan for future improvements 

15. Judy Pullinen said that other towns put money on their budgets as separate articles for Capital 

Improvements.  She thinks Ludlow would benefit from doing separate articles. 

16. Erin Ladd said it is becoming popular locally and helps get more action.  People want year-round 

housing. 

17. Noah Schmidt asked what is the low-lying fruit?  Great places, realistic, to put up housing units? 

18. Erin Ladd suggested a housing commission and capital needs program 

19. Allison Hopkins said there are legislative grants for infrastructure damages from the July 2023 

floods. 

20. Noah Schmidt asked if a housing commission would be part of the Select Board or Planning 

Commission 

21. Erin Ladd said a medium between them.  Other towns have done a land inventory of town owned 

land and feasibility studies for the use of those lands. Chester, West Windsor and Springfield 

have formed housing commissions. They get community members involved and do outreach to 

the communities.  West Windsor got a grant for an Affordable Housing needs study.   

22. Eric Alden asked how do you overcome fear of change. People want affordable housing, but not 

“here.”  Density - people don’t want change - it may change the “character” of the area.  They 

could remove obsolete properties. 

23. Erin Ladd said that Chester did a design charrette (planning mechanism, poster boards) for the 

property next to Green Mountain High School.  She said that there are 68 acres that are 

developable.  The public needs to be educated and show them the benefits. 

24. Terry Carter said that the State allows greater density for Affordable housing 

25. Eric Alden said you will get pushback at the local level.  He asked if it is possible to drill down 

on the housing data.  What were previous uses of the STR units? 

26. Erin Ladd said the data may not be available. 

27. Noah Schmidt said that at the public hearing, second home owners came and said they also use 

their STRs. He added that all of the condos were not built for residential use. 

28. Terry Carter suggested a workshop for the Planning Commission on affordable housing 

29. Erin Ladd said that MARC has more of a regional housing commission.  Springfield invited West 

Windsor 

30. Judy Pullinen asked what are our next steps regarding housing 

31. Terry Carter said she would like to learn more about design charrettes. 
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32. Jean Strong suggested working regionally.  Ludlow does not have the jobs to take this up.  She 

supports the idea of working with other towns 

33. Ted Stryhas agreed.  He said there are lots of things to look at.  He definitely agrees with working 

with other towns.  We have been stuck for a while and nothing gets done.  We don’t know where 

we’re going or what we want.  We need to move on. 

34. Judy Pullinen suggested giving Eric Alden time on the next agenda to discuss his experiences 

with housing commissions and affordable housing. 

35. Jean Strong said as the town moves forward with the new Planning Director, it will be a huge 

help. 

36. Ted Stryhas said that when more people get together, they feel more comfortable making 

suggestions.  The town is stuck.  He said that this board did not know that other towns were doing 

this. 

37. Eric Alden said once there is a Town Planner, that may be a catalyst. 

38. Jean Strong asked how many other towns have town planners and what about staffing 

39. Erin Ladd said West Windsor has a part time person.  Chester has Julie Hance and Preston 

Bristow, Chuck Wise and Ben Fuschia from Springfield and Jill Appell and Al Keiller from West 

Windsor. 

 

 

VIII.  TOWN ZONING UPDATES:  MARTHA HARRISON FROM MARC 

 

1. Martha Harrison said that she has updated the draft to include changes made at previous meetings 

and items that may not have been updated.  She said that she has made these compatible with the 

Village regulations.  She also removed reference to the Flood Hazard Regulations because they 

are now stand-alone. 

2. Section 140 - changes refer to previously approved permits not affected by changes to the 

regulations 

3. Section 160 - should read SEVERABILITY 

4. Section 220 - Martha noted that the Village regulations have 4 things that don’t require a permit, 

while the Town only has one.  She will add the other 3 to the Town. 

5. Terry Carter said that Section 221 was not approved by the Select Board because of the word 

“stamped.” 

6. Martha Harrison said that Sections 221.5 and 224 have already been reviewed.  ///// 

7. Section 225 - already matches the Village Regulations.    

8. Martha Harrison said Sections 220, 221, 224, and 227 are complete and have gone to public 

hearing 

9. Section 226 - Martha Harrison suggested changing the title of the section from MORATORIUM 

to other terminology, possibly, “Procedure for Evaluating Permit Applications during By-Law 

Amendment Period.”    She said that she added reference to VT Statute 4449D.   

10. Section 228 - Site Plan was added 

11. Section 250 - Martha Harrison suggested changing Board of Selectmen to Select Board. 

12. Section 255 - Martha Harrison said this was previously reviewed. 

13. Terry Carter said the new Zoning person may want to take on more responsibility. 
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14. The board discussed and agreed to add Retail Use to the Lakes District. 

15. Terry Carter suggested asking the people from the Lakes Association to come in. 

16. Martha Harrison said it would be better to do all districts at one time. 

17. Terry Carter said we should have food. 

18. Section 260 - had previously been reviewed and changes were made 

19. Section 260.2 - Lighting was added 

20. Section 260.3 - Changes were made to both the Village and Town regulations as required by the 

State 

21. Eric Alden said that Character weighs heavily with the DRB, particularly if neighbors come in, 

the DRB listens 

22. Martha Harrison said they are interested parties 

23. Section 260.5 - refers to DRB decisions with conditions. 

24. Section 263.2 - Martha Harrison said that she would flag this section for their next meeting.  This 

includes continuation of non-conforming parcels. 

25. Section 270.2 - application procedure - added #4 - plat review 

26. Terry Carter said she will check with Phil Carter 

27. Section 270.5 - Martha Harrison said that items 7 & 8 were deleted from the Village regulations 

and now from the Town regulations. 

28. Section 290 - Martha Harrison said we previously matched this section up with the Village 

regulations.  We clarified “rounding up.’ 

29. Article 3 - is the establishment of Districts. 

30. Article 4 - Zoning District Regulations -  

31. Section 410 - is the Aquifer District 

32. Section 430 - Lakes district - Martha Harrison said this section needs some clarification. 

33. Terry Carter said the State has new regulations for the Lakes District 

34. Ted Stryhas said there is now a Lake Shore Protection Act, 

35. Section 450 - Town Residential District - Martha Harrison said that areas with water/sewer have 

to allow multi-unit dwellings. She said ⅕ acre.  Location - Village into Town.  She said the 

Regional Planning has to include Village area, Planned Growth area, Village Center, Enterprise 

areas and Transitional areas in their plan.  There is no need to change at this time.   

36. Terry Carter asked about solar panels - she sees wind turbines. 

37. Martha Harrison said that the State regulates utilities. 

38. Sections 460 and 461 are the Town Residential Commercial 1 and 2 districts. 

39. Martha Harrison said she still has to review Articles 4 and 5. 

 

 

IX. VILLAGE INFRASTRUCTURE UPDATES:  PEDESTRIAN SAFETY/PARKING/VILLAGE 

REVITALIZATION/DENSITY/FINANCING INDUSTRY, BUSINESS & HOUSING 

 

1.  Terry Carter said she went to the Trustees’ meeting and found out that she needs to put 

“ACTION” on the agenda. She asked the board what can be done now.  She said that Brendan 

McNamara said they can do the sidewalk extensions and if the FEMA buyout goes through, can 

do the green space on Mill Street.  They discussed 6” lines on the crosswalks that glow in the 
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dark.  She said that Brendan McNamara will ask the Police department about the timing of the 

stoplight for better pedestrian safety. 

2. Jean Strong said that the crosswalk by Shell was moved and is now in the middle.  The State Plan 

was to have 2 parking spaces in front of Shell, but now the crosswalk is there and it is critical to 

have no parking signs there.  She said there also should be no parking on the other side of the 

street by Johnny’s.   

3. Terry Carter said she will ask Brendan McNamara about it. 

4. Jean Strong said it does not make sense and should be monitored. 

5. Terry Carter said they agreed to change the speed.  They will do a traffic study after the paving is 

done. She said they also discussed parking on Pleasant Street.  She said that she mentioned 

diagonal parking on the commercial side of the street, but Bob Brandt said he did not think there 

was enough room. She asked about diagonal spaces by the library. 

6. Ted Stryhas agreed that there probably is not enough room on Pleasant Street, but there may be 

by the library. 

7. Judy Pullinen said if they do a traffic study, would one outcome be one side of the street on 

Pleasant Street. 

8. Ted Stryhas said from West to East on Pleasant Street, left side of the street parking only.  He 

said the right side would not be good. 

9. Terry Carter said she would like to invite Ron Tarbell to a meeting to get his input. 

10. Noah Schmidt suggested that they invite Logan Nicoll to the same meeting.   

11. Judy Pullinen said now is the time to do it, before the winter 

12. Noah Schmidt said the crosswalk paint is gone after every winter.  They should be painted in 

November and again in May. 

13. Jean Strong said the crosswalk by Dunkin’ has no parking spaces, but people park there 

14. Judy Pullinen asked about NO PARKING signs 

15. Noah Schmidt said there are lined parking spaces there. 

 

 

X. NEXT MONTH’S AGENDA - TOWN ZONING UPDATES 

 

1. Terry Carter said that she will ask Ron Tarbell and Logan Nicoll to come to the next meeting 

2. Terry Carter she will invite Julie Hance and Preston Bristow, Chuck Wise and Ben Fuschia and 

Jill Appell and Al Keiller to attend the next meeting. 

3. Judy Pullinen said ZOOM would be fine. 

  

 

XI. OTHER BUSINESS 

 

1. Eric Alden asked about re-engineering to put sidewalk into Dunkin’ Donuts 

2. Jean Strong said when it was first permitted, there was a sidewalk. They moved the sign and the 

sidewalk went away.  Maybe the Zoning Office can look into the permit 

3. Noah Schmidt asked to be included in the Planning Commission emails. 

4. Terry Carter said that it didn’t come in on time to get on the website 
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XII.  ADJOURN 

 

1. MOTION by Judy Pullinen and seconded by Jean Strong to adjourn. Motion passed 

unanimously.   

2. Meeting adjourned at 7:50 p.m. 

 

Respectfully Submitted 
 

Lisha Klaiber 

 

 

 

____________________________________ 

Terry Carter., Chairman 

____________________________________ 

Jean Strong 

 

 

____________________________________ 

Judy Pullinen 

 

 

____________________________________ 

Ted Stryhas 

 

 

____________________________________ 

Ryan Silvestri 

 

 


