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PLANNING COMMISSION  
REGULAR MEETING  

Tuesday, December 16, 2025 
6:00 p.m. - Hybrid Meeting - Conference Room 

 
 

Zoom Link: https:// zoom.us/j/952 4752 2778?pwd=xMXitX19Qq2mc2aycp1xaPebEfDYU.1 
 
Meeting ID: 952 4752 2778 
Passcode: 365966 
 
MEMBERS PRESENT:  
Terry Carter, Chair Jean Strong Noah Schmidt – Select Board Rep. 
Judy Pullinen Ted Stryhas  

 
MEMBERS ABSENT:  
Ted Stryhas Jean Strong Noah Schmidt – Select Board Rep. 

 
 
STAFF PRESENT:  
Erin Ladd Jarrod Jowdy Penny Wu 
Lisha Klaiber   
   

OTHERS PRESENT:  
Eric Alden Martha Harrison Faiq Hashmi 

 
 
I. CALL TO ORDER   
 

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

 
II. ROLL CALL BY RECORDING SECRETARY 
 

A. All members present, except Ted Stryhas 
 
 
III.  CONSIDERATIONS OF ANY CHANGES, ADDITIONS OR REMOVAL TO THE AGENDA 
 

A. Terry Carter said none are needed 
. 

  
IV. APPROVAL OF MINUTES – October 21, 2025 Public Hearing and November 18, 2025 
Regular Meeting 
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A. Terry Carter said that she saw no changes on the minutes from the Public Hearing on October 21, 
2025 

B. Minutes from November 18, 2025 
1. It was noted that Item VII, 1 should read, “…of household services per week.” 
2. It was noted that Item VII, 4 should read, “......ranges from $60 to $500 depending on 

household income.” 
3. It was noted that Item VIII, 5 should read, “…contain the well shield on the property.” 
4. It was noted that Item VIII, 5 should read, “We had an 8-lot subdivision and it was 

decreased…” 
C. MOTION by Judy Pullinen and seconded by Jean Strong to approve the minutes from the 

Public Hearing on October 21, 2025 as presented and the minutes from the regular meeting 
on November 18, 2025 as corrected.  Motion passed unanimously. 
 
 

V.   COMMENTS FROM CITIZENS 
 

A. Noah Schmidt said that in a recent DRB meeting, one of the ACT250 questions asked about 
impact on Municipal Services – burden on Educational services.  He said that we should start to 
rethink our assumptions. 

B. Eric Alden said that they have started demolition of 130 Main Street – the former Pot Belly 
building.  The building will be replaced with a mixed-use building with restaurant on the ground 
floor and 4 residential units above.  Hopefully this starts the process of revitalization of the 
Village. 

 
 
VI.  TOWN ZONING UPDATES WITH MARTHA HARRISON FROM MARC 

- Reviewing each district for possible amendments to propose 
- Revisit Hotels, group homes, well shields, windmills and in-ground pools 

A. Terry Carter said that she suggested going through each district and going over hotels, group 
homes, well shields, windmills, and in-ground pools 

B. Aquifer District 
1. Martha Harrison said she made some changes to terminology 
2. Terry Carter said they did not want hotels in this district 
3. Judy Pullinen agreed 

C. Lakes District 
1. Terry Carter said they removed commercial from this district 
2. Martha Harrison said they revised the purpose 
3. Terry Carter said that Ryan Silvestri voiced his concerns that some of the properties on the 

lakes are grandfathered and still dumping waste into the lakes 
4. Martha Harrison asked about 100-foot lot frontage and depth minimums and 50-foot 

waterfront depth.  It could make a lot undevelopable. 
5. Erin Ladd suggested possible 15 – 20 feet from the ROW.  She said many of the existing 

lots are undersized and are grandfathered. 
6. Martha Harrison asked if the board wants her to change the front yard setback. 
7. Judy Pullinen said many of those properties use the front lots for parking. 
8. Erin Ladd said that depth of a parking space is 20 feet 
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9. Jarrod Jowdy said that on page 40 – condition #3 describes that non-conforming structures 
may be changed with DRB approval.\ca suggested changing the building front yard setback 
from 55’ to 25’. 

10. Jean Strong said that would be adequate. 
11. Erin Ladd many are already 25 feet.   
12. Board consensus to change front yard setback to 25 feet 

D. Residential District 
1. Erin Ladd said that we have discussed adding medium density areas to the Residential 

District with respect to ACT181.  We will revisit this after the merger of the Town and 
Village. 

2. Martha Harrison questioned the lot area minimum.  She said they would be areas with access 
to town water/sewer and suggested that we have the zoning districts reflect future land use 
areas 

3. Terry Carter said she is not in favor of changing all to 1/5 acre. 
4. Martha Harrison suggested that she, Terry Carter, Erin Ladd, and Kellen meet to go over this 

before the next meeting. 
5. Terry Carter suggested density based on distance from the downtown and wild places. 

E. Town Residential-Commercial I 
1. Erin Ladd mentioned putting hotels in this district 
2. Terry Carter said the town plan does not place hotels where they could lead to sprawl or 

places where there could be flooding 
F. Town Residential-Commercial II 

1. Martha Harrison said they should make the Town RC2 compatible with the Village RC2. 
2. Terry Carter said they made all of the ACT181 changes that were needed 
3. Martha Harrison suggested they clarify the differences between Town RCI and RC2.  She 

said the district standards are the same, and suggested that they merge the standards with the 
purpose statements and clarify 

4. Terry Carter said that RC2 needs more definition and is more residential 
5. Noah Schmidt said RC1 is more commercial and they could conditionally allow a hotel at 

the gold course.  He added that if it is not allowed there, the board is really limiting growth.  
This is limited growth potential in the Village 

6. Terry Carter said that she has a problem with hotels on Route 103 and it would create 
sprawl.  Terry Carter said that she has no problem with hotels in the Mountain Recreation 
District  

7. Jarrod Jowdy said we need to remember imperious surfaces 
8. Terry Carter said she would like to see hotels in the Village Center 
9. Jean Strong asked what if we did have hotels in the Village Center 
10. Erin Ladd said hotels have parking, valets. Restaurants 
11. Judy Pullinen said that Main and Mountain was at one time called the Inn Town Motel 
12. Martha Harrison commented that they could change boundaries and form a new district, that 

would also have access to water/sewer 
13. Penny Wu asked why Terry Carter does not want hotels on Route 103 
14. Terry Carter said it would cause sprawl and would take away from the vitality of the Village 
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15. Erin Ladd said any economic development is good to bring people to town. 
16. Judy Pullinen said it also may take away from the Air B&Bs. 
17. Jean Strong said there are already a lot of places to stay 
18. Penny Wu said the board should not restrict itself too much – you may need hotels 
19. Jean Strong said the Cavendish Pointe is a hotel. 
20. Erin Ladd said if we had a hotel, people could use their points and that may draw away from 

short term rentals, and possibly seeing them change to more long term 
21. Judy Pullinen said if someone wanted to put in a hotel, we could require sidewalks. 
22. Penny Wu said we should not restrict ourselves and it is not fair to restrict “sprawl.” 

G. Mountain Recreation District 
1. Martha Harrison said that she made some changes to square footage per dwelling 

H. Jackson Gore District 
1. Terry Carter said that this district was very highly regulated when being developed. 
2. Martha Harrison said there are multi-unit dwellings  

I. Industrial District 
1. Martha Harrison said in Future Land Use it is referred to as the Enterprise District, but you 

may keep it as Industrial 
2. Noah Schmidt said that Enterprise allows residential.  He said that Pleasant Street Ext. abuts 

it. 
3. Erin Ladd said that is a Town Residential area 
4. Martha Harrison said the description is confusing. 
5. Erin Ladd agreed, saying it looks like people are allowed to rezone their properties 
6. Terry Carter said to remove that paragraph. 
7. Consensus of board was to remove that paragraph. 

J. Ridgeline Protection Overlay District 
1. No changes were made 

K. Well shields 
1. Terry Carter said they need to put actual language into the regulations, possibly under 

Section 520.9 
2. Martha Harrison said that is outside the scope of the grant 
3. Jean Strong referred to page 4 of the November minutes and suggested that be included in 

the regulations: 
The State of Vermont Environmental Protection Rules, Chapter 1, Wastewater System 
and Potable Water Supply Rules, Effective: November 6, 2023 at Section 1-102(e) states 
“These Rules do not limit the powers of state or local authorities to control existing or 
potential threats to human health or the environment of limit the exercise of other 
authorities to regulate human health, safety or welfare…” Further, Section 1-103(b) 
states that municipalities may continue to have ordinances or bylaws that do not 
establish technical standards, for example, that: (1) are not specifically regulating 
potable water supplies or wastewater systems but rather regulating development in 
general (e.g., setbacks): Understanding the unique physical and economic features of the 
Town and Village of Ludlow, for example, its exposure to catastrophic flooding and its 
heavy reliance on the tourist and ski industries and the impacts of development upon 
each,  and to allow for the orderly continued development without restricting adjacent 
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properties, it has been the longstanding position of the DRB that Potable Water Supply 
and Wastewater System isolation shields be located entirely upon each individual lot 
without burdening or restricting future use of adjacent properties without written and 
recorded easements from adjacent properties. The purpose is not to regulate the 
technical standards regulating potable water supplies or wastewater systems, that is left 
to the Rules. 

4. Terry Carter agreed that they should include that language 
5. Erin Ladd suggested under Performance Standards 
6. Jarrod Jowdy said it is only defined in the Subdivision regulations and should be put in 

Town Zoning regulations. 
7. Martha Harrison said it reduces density. 
8. Erin Ladd said that a well shield may encumber an abutting property if the neighbor is 

aware, there is a legally recorded agreement and an easement. She said that she and Jarrod 
Jowdy will research the regulations and return with a suggestion as to where to integrate it 
into the regulations. 

L. Group Homes 
1. Martha Harrison said they are exempt in other towns definitions 
2. Erin Ladd said ACT181 requires group homes.  She added that they may require a zoning 

permit for live safety 
3. Terry Carter said less than or equal to 8 beds is permitted, but more than 8 beds required 

DRB conditional use. 
M. Pools 

1. Erin Ladd suggested that remain Conditional use  
2. Terry Carter said that inground pools require a 4’ high fence, with self-closing and self-

latching gates. 
3. Jean Strong said that insurance companies require fences. 
4. Martha Harrison said that some of the existing ones are grandfathered. 
5. Erin Ladd said that some of the above ground pools have decks and controlled access for 

children 
6. Noah Schmidt asked if a deck around a pool requires a permit 
7. Jarrod Jowdy said yes. 
8. Noah Schmidt asked if a kid falls in a pool, is the town liable. 
9. Erin Ladd said if it is stand-alone, no permit is required, but we should regulate them. 
10. Jean Strong said she would like to regulate them, but she does not know what the burden is. 
11. Erin Ladd said that one of the West Windsor board members is a pediatrician and suggested 

the language they use: 
IN-GROUND SWIMMING POOLS (West Windsor) An in-ground swimming pool 
shall be considered an accessory structure. In-ground swimming pools shall be installed 
and maintained in conformance with the State Health Code, and shall be surrounded by 
a barrier fence (for in-ground pools) or pool side (for above ground pools) no less than 
four (4) feet high to prevent uncontrolled access. Any gates shall be self-closing and 
self-latching. Alternative methods to prevent uncontrolled access shall require 
conditional use approval by the DRB. 
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12. Martha Harrison said it includes in-ground and above ground pools 
13. Judy Pullinen said that for the protection of children, they should be fenced with latching 

gate 
N. Windmills 

1.  Martha Harrison said the intent of the language is to provide a “fall Zone.” 
WIND TURBINES (Chester) - exempt? permitted? 
Wind turbines not regulated by the Public Utility Commission that have blades less 
than 20 feet in diameter shall be set back from lot lines and rights-of-way a distance 
equal to at least 150% of their height, which shall not exceed ___ feet, as measured 
from the base of the tower at ground level to the top of the rotor blade at its highest 
point. 

2. She said that you can regulate the height even if the blades are less than 20 feet. 
3. Jarrod Jowdy said it is permitted, but conditional anywhere. 
4. Martha Harrison said this only refers to ones not regulated by the PUC.  They are 

conditional on Ridgelines. 
5. Terry Carter said they are permitted in other districts. 
6. Erin Ladd said that windmills are controversial and she would prefer not to do an 

administrative permit, instead to have them go through the DRB. 
 
 
VII. Review Signage Regulations 
 

A. Terry Carter said we changed it to allow 50 sq. feet per business. 
B. Erin Ladd said that she and Jarrod Jowdy have been reviewing Killington, Manchester and 

Stowe’s regulations and will prepare a draft for the January meeting.  She suggested tabling this 
for tonight. 

C. Jean Strong commented that Davis Real Estate, by Shaw’s, has a video in their window and it is 
distracting.  Is that considered a sign 

D. Jarrod Jowdy said it is a TV with their listings.  He said it is controversial because, technically, it 
is allowed.  He said that some towns allocate signs by linear feet. 

E. Faiq Hashmi introduced himself as the new owner of the former Cumberland Farm location.  He 
said that people from Proctorsville and Cavendish have a notion that we are like to old owners 
and that is not a nice perception. He has a real concern about signage.  He said the existing 
freestanding sign is so small that people would have to look for it to see the prices.  If the drivers 
have to look for a sign, they are distracted.  He said that other businesses have grandfathered 
signs that are bigger.  He said he has even lowered his diesel prices.  He said he had a scrolling 
LED sign and would like to put it in the window and it is not very distracting, but not 
allowed.  He said this is a tourist town and people who come here are used to those signs.  He 
said that the building is set back and you can’t see it until you pass the American Legion and 
people just drive through.  The small signs put his business away from the streetscape.  He said 
the Shell sign is larger and signs should be equal. 

F. Terry Carter said the board will discuss this more next month 
 

VIII. Better Connections Grant 
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A. Terry Carter said that they received the Better Connections Grant  
B. Erin Ladd said this is a state grant that the program provides municipalities the opportunity to 

engage in master planning.  We will be forming a steering committee and requisition proposals 
for consultants for a Village Master Plan.  This grant has a quick turn-around - less than 18 
months.  We will create a big document for revitalization of the Village Center.  We will put it on 
the agenda for next month.  We will be doing a lot of community outreach. 

 
 
IX. OTHER BUSINESS   
 

A. Electric Vehicle Charging Stations   
1. Terry Carter said we are working with Ludlow Electric and will put putting a charging station 

on their property.  We still have to decide what kind of charger we will get.  She said they 
have a grant that provides for chargers with specific conditions, one is that it be used for 
municipal employees only.  There is a 5% town match.  Chris Recchia of the Electric 
Department has offered to provide the ditch and wiring.  People will have to pay to use it.  

2. Judy Pullinen said it could be used by any Ludlow employee 
 

 
X.  ADJOURN 
 

A. MOTION by Judy Pullinen and seconded by Jean Strong to adjourn the meeting.  Motion 
passed unanimously.   

B. Meeting closed at 7:36 p.m. 
 
Respectfully Submitted 
 

Lisha Klaiber 
 
  

____________________________________ 
Terry Carter., Chairman 

____________________________________ 
Jean Strong 

 
____________________________________ 
Judy Pullinen 

 
____________________________________ 
Ted Stryhas 

   

 


