
Planning Commission 2024 
Tuesday – August 20, 2024 at 6:00 p.m. 

Planning Commission  

Regular Meeting 
Hybrid Meeting - Heald Auditorium/Zoom 

 
Zoom Link: 
Planning Commission Agenda and Docs - August 20, 2024 
Meeting ID: 999 9677 6407 
Passcode: 428636 

 

AGENDA 
 
 
 
1.  Call the meeting to order. 
 
2.  Roll Call by Recording Secretary 
 
3.  Considerations of any Changes, Additions or Removal to the Agenda 
 
4.  Comments from Citizens (5 minutes) 
 
5.  Approval of Minutes 
  July 16, 2024 
 
6. Rules of Procedure 
   
7. Section 220 or Town Zoning: Interior Alterations  
 
8. Trustees Public Hearing on September 3rd 
 
9.  Regional Planning Housing Study and Neighborhood Development Areas  
   
10. Next Month’s Agenda Planning: 
   Town Zoning, 2016 
   Neighborhood Development Areas  
    
11. Other Business 
   Board Member Comments (5 minutes) 
   Citizen Comments (5 minutes) 
12. Adjourn 

https://zoom.us/j/99996776407?pwd=SVdjanFDUTFrS3FEZkV4VTZiaVZuQT09


Ludlow Planning Commission
Meeting Minutes: Regular Meeting

July 16th, 2024
6:00 p.m.

Regular Meeting

I. Call to Order:
The Regular Meeting of the Ludlow Planning Commission was called to order on Tuesday, July 16th,
2024 at 6:21 p.m. at the Ludlow Town Hall in Heald Auditorium by Theresa Gurdak-Carter.

II. Roll Call by Secretary:
Board:
Theresa Gurdak-Carter,
Ryan Silvestri,
Judith Pullinen,
Jean Strong

Recording Secretary:
Abigail Childs

Public:
Eric Alden,
Jarrod Jowdy,
Noah Schmidt,
Jason Rasmussen,

Board Absent:
Ted Silvestri

III. Opening Statement by Chair
1. N/A

IV. Considerations of any Changes, Additions, or Removal to the Agenda
1. N/A

V. Comments from Citizens
1. N/A

VI. Approval of Minutes
1. May 21, 2024

a. The motion for accepting the corrected agenda needs to be edited: The motion was
made by Teresa Gurdak-Carter, seconded by Jean Strong, and passed.

b. #21 - She said Ryan, Rose, and I, but it should be changed to “Jason, Rose, and I”.
c. #66 - “River corridor said” …sentence needs to be fixed.



d. Ryan Silvestri motions to accept the minutes of May 21 as amended. Seconded by
Teresa Gurdak Carter. Abstained by Judy Pullinen. All approved. Motion passed.

2. June 18, 2024
a. Change from a public hearing to a special meeting.
b. #6 (3C) - it should be Rose, Jason, and Terry had the meeting.
c. #XII - It should say 6 Main - not man.
d. #10 - the word should be 10 inches above a foot, not 2.
e. Section 7 #12 - change to Jason said (not Justin)
f. #16 - fix the word “that”
g. #20 - fix the word “and”
h. #22 - needs to word added “to” for sentence
i. XIII - Noah says… there should be #1, and #9 section under comments
j. XIII #2 - Terry says if there is a board… needs to be fixed
k. #4 should be moved to #2 under the first sentence under Rules of Procedure
l. Change #9 to #10 following above
m. #6 needs to be adjusted as well to coincide
n. #12 - Bob Brandt not Grant
o. #10, #6 - add and are “they” not willing to fix it.
p. Ryan Silvestri motions to accept the minutes of June 18th as amended. Seconded

by Jean Strong. All approved. Motion passed.

VII. Flood Hazard Regulations: Village and Town of Ludlow
1. Jason Rasmussen is here with us today, Terry Carter says. He will help us do the town of Ludlow.

Last month, we wrapped up the village of Ludlow. Terry said it looked just like the old village
regulations. Rasmussen says it could be easy to just rename them from town to village. Carter
asks if there is anything in there that is only specific to the town. Rasmussen says technically we
are adopting FEMA’s map and the ANR river corridor map and they were created for us way back
when. Rasmussen says the special flood hazard area is gone, so we don’t really need a map, but
having that information available for folks to find is important.

2. Carter asks if there is anything that applies only to the town that we need to include. Rasmussen
says it would all be the same. Carter says the charts are all the same as the old ones, too.

3. Rasmussen says there are two minor things to point out on the table, regarding what uses go
through which review processes. One is called fill or grading resulting in a loss of flood storage.
Previously they talked about updating this, but the section VE1 is the section new to Ludlow that
would require compensatory flood storage. If you build a brand new house, you have to dig a hole
of the same volume to compensate for the same floodplain loss, so he doesn’t recommend
changing that. Carter asks if it is currently not in there, and Rasmussen says it is still in there.

4. The grading and excavation of a pond were asked to be added by Rose previously. Rasmussen
says that it is in the existing flood regulations, so Rose asked him to include it and it's been there
for the last 2 months. Excavation is actually in there already, so in the model regulations, this is
allowed and can go through a conditional use process. Excavation that does result in the loss of
flood storage capacity is prohibited. He thinks it should be deleted because you are already using
it in two other categories, and it's covered. The board agrees with this change/deletion.
Rasmussen will make the change and circulate it to everybody.

5. Rasmussen says they can create a town version with the same language too. Carter says that
would be easy.

6. Rasmussen will make changes and get it back to us so they can bring it to a public hearing.



7. Terry Carter motions to accept the changes of taking out the pond grading excavation or
the creation of a pond because it is already covered under excavation. Judith Pullinen
seconds. All approved. Motion passed.

8. Judith Pullinen motions to accept the new flood regulations with this change. Jean Strong
seconds. All approved. Motion passed.

9. On the motion of taking out grading or excavation of creation of a pond, Terry asks if there is any
conversation. There is none.

10. Terry Carter motions to take the flood regulations that have been vetted and also change
the old floodplain regulations for our town zoning to our new flood regulations. Judith
Pullinen seconds. No discussion. All approved. Motion passed.

11. Rasmussen says he doesn’t know if we have a written report of the changes. He says
procedurally you are supposed to have a report that talks about the changes. Terry asks if they
still need to write a report even without a public hearing. Rasmusen says yes, it just reports on
the changes. Carter asks if she needs to contact the town abutting ZA’s, chairs, and the state too.

VIII. Rules of Procedure
1. Tabling this because we do not have Ted Stryhas here tonight.

IX. Trustees Bylaw Changes and Section 220
1. Terry Carter says she and Ryan Silvestri were just at the Trustees meeting and made the

changes they wanted us to make.
2. Carter sent the language that the Planning Commission had written that a permit was required for

any interior alterations that changed the number of bedrooms or a cost exceeding $10,000. She
sent it to Chris Callahan to see if it would fly, but he said it wouldn’t, but after doing research he
said yes, and he provided suggestions to add other things.

3. The Trustees decided to go with Chris Callahan’s language with the additional 6 items.
4. Lot coverage was the other item they looked at and the Trustees decided that in the preservation

district it was currently at 12%, we changed it to 75% and they changed it to 20% in June and
now they just changed it to 45% for lot coverage.

5. The Village R-2 was combined with Village-R. Originally it was both 30% non-residential and 30%
residential, but we changed it to 75% for both. They changed it back to the original in June and at
this meeting tonight they changed it to 50% for both districts for lot coverage.

6. Village RC was at 30% commercial and 50% residential currently. They did not make a change in
that because Terry didn’t include this on the agenda. We would like them to have a column that
says commercial and have everything apply. Trustees agreed that it would be one chart and
considered the same density, lot coverage, etc. and it would all be the same. They are proposing
to bring this to the public hearing. They changed it to 75% because it is Main Street and we want
to encourage business there.

7. Justin Hyjek wanted Terry to send him the whole sign section and made a point that it was 9
pages long that she and Ryna Silvestri worked on. Bob and Julie didn’t agree and wanted it to
stay the same, and Terry told them that changes could be made at the Public Hearing. Chris
Callahan said that with big changes, they have to have another Public Hearing and hopes to have
it in August so that she can get the paperwork done in time.

8. Terry says they asked them about the junkyard ordinance and they voted to keep it an ordinance
and change it at their level or the select board level, so our hands are done with this and we don’t
need to work on it anymore.

X. Next Month’s Agenda Planning:
1. Flood Hazard Regulations: Town of Ludlow



a. Terry Carter says we may not have to do this anymore.
b. Jason Rasmussen is only going to change the word “village” to “town” says Ryan

Silvestri.
2. Neighborhood Development Areas

a. Regarding abutting roads.
3. Rules and Procedure (again)
4. Interior Alterations (Section 220)

XI. Other Business
1. Ryan Silvestri says that the interior permit language for the village zoning, it has to be adopted at

the town level as well. However it needs to happen, it needs to happen! Judy Pullinen says it
should be on our next agenda so we can talk about it then. Terry Carter says this is affecting our
CLA with the condominiums up there.

2. The housing study has to do with the village because they want to do it where there is sewer and
water. It didn’t fall on deaf ears, she says.

XII. Adjuourn
1. Judith Pullinen motions to adjourn. Ryan Pullinen seconds. All approved. Motion passed.
2. The Planning Commission Regular Meeting was adjourned at 6:48 p.m. on Tuesday, July 16th,

2024 by Terry Gurdak-Carter.

Minutes submitted by: Abigail Childs
Minutes approved by:



PLANNING COMMISSION 
RULES OF PROCEDURE 
 

July 18, 2023 
 

ARTICLE 1   GOVERNING RULES 

1.1 ESTABLISHMENT OF THE COMMISSION.   As used in these rules, the term  
"Commission" shall mean the Ludlow Planning Commission duly appointed by the 
legislative bodies of the Town and Village of Ludlow under the authority of 24 
V.S.A. §4322. 

1.2 SOURCE OF AUTHORITY.   The Commission of the Town and Village of Ludlow 
shall be governed by the provisions of all applicable State Statutes, Municipal Plan 
and Bylaws, and these rules under the authority of 24 V.S.A. 4323(b). 

ARTICLE 2 MEMBERSHIP 
 

2.1  MEMBERSHIP   Members of the Commission shall be appointed by, and 
any vacancy filled, by the Select Board. The Commission shall have five 
(5) voting members. At least Four (4) members of the Commission shall 
be residents of Ludlow as defined by Vermont Dept. of Taxes. If not a 
resident of Ludlow, the 5th member of the Commission shall be a resident 
of an abutting village or town. The members of the Select Board shall be 
nonvoting ex officio members of the commission. 

2.2  TERMS.  Members shall be appointed for a four-year term. The terms shall be 
staggered so that no more than two (2) terms expire in the same year. 

2.3  REMOVAL.   Any member of the Commission may be removed for cause by the 
Select Board upon written charges and after a public hearing. 

2.4  VACANCIES.  At the direction of the Chairperson, the Clerk shall give 
immediate notice of any vacancy to the Select Board and request a replacement.  Any 
vacancy among the officers of the Commission shall be filled by election, for the 
unexpired term, at the next regular meeting of the Commission. 

ARTICLE 3 ORGANIZATIONAL MEETING 

3.1 Each year, at the first regular meeting of the Commission, after the appointment of 
members by the Select Board, the Commission shall; elect a Chairperson, Vice 
Chairperson, Clerk, and Recording Secretary; designate the paper of record; shall 



establish the time and dates of the regular scheduled meetings; and adopt Rules of 
Procedure. 

ARTICLE 4 OFFICERS AND DUTIES 

4.1 DUTIES OF THE CHAIRPERSON.   The Chairperson shall call the meeting together, 
preside over all meetings of the Commission, put all questions, maintain order, decide all 
questions of order and procedure, subject to these rules, and shall appoint any committee 
found necessary to carry out the business of the Commission, subject to the order of the 
majority of the voting members of the Commission. 

4.2 SIGNATURE.  The Chairperson's signature shall be the official signature of the 
Commission. 

4.3 DUTIES OF THE VICE-CHAIRPERSON.   The Vice-Chairperson shall assume the 
duties and powers of the Chairperson in his or her absence. 

4.4 CLERK.   A Clerk, who may or may not be a member of the Commission, shall be 
appointed by a majority of the Commission.   The Clerk shall conduct all official 
correspondence, subject to these rules and at the direction of the Commission, shall 
send all notices required by law and these Rules of Procedure; shall prepare reports 
and perform other duties as directed by the Chairperson. 

4.5 RECORDING SECRETARY.   The recording secretary shall keep the minutes of all 
Commission actions and proceedings, showing the vote of each member upon each 
motion, or if absent, disqualified, or failing to vote, shall so indicate; and shall 
include in the minutes the names of all persons in attendance. All minutes and other 
official actions shall be filed with the Town Clerk as a public record.   The recording 
secretary shall cause all meetings to be electronically recorded and the minutes shall 
be sent by to each member. 

4.6  ALTERNATE. An Alternate will be activated by the Chair or Vice Chair to fill in for a 
regular member who is unable to participate in a meeting thereby preventing a quorum at 
the discretion of the Chair or Vice Chair . The Alternate must be a resident of Ludlow as 
defined by Vermont’s Dept of Taxes. The Alternate shall abide by all Rules of Procedure.  

rARTICLE 5 MEETINGS 

5.1 REGULAR MEETINGS.   Regular meetings of the Commission shall be held in the 
Town Hall, starting at 6:00 P.M., on the 3rd Tuesday of each month, unless changed 
by the Commission.  The Clerk shall give each member of the Commission fourty-
eight (48) hours prior notice of the cancellation of such meeting. A meeting may be 
recessed to a later date provided that the meeting is recessed to a time and place 
certain prior to adjournment.  



5.2 SPECIAL MEETINGS.   Special meetings of the Commission may be called by the 
Chairperson provided voting members are given at least forty-eight (48) hours notice 
for the purpose, time, place, and agenda of such meeting. Only items on the agenda 
shall be discussed. 

5.3     ORDER OF BUSINESS.  The order of business at all regular meetings of the 
Commission shall be as follows: 
1. Call to order 
2. Roll Call 

3. 3.  Consideration of any Changes, Additions or Removal to the Agenda  
4. Reading and approval of the minutes of the preceding meetings. 
5. Comments from citizens 
6. Items of business 
7. Other business 
8. Adjournment 

  

5.4      TIME OF MEETING.  Regularly scheduled meeting shall begin at 6:00 P.M., unless 
the Commission shall by majority vote in session set a later starting time. The 
Commission shall not begin considering any matter on the agenda not yet under 
consideration by the hour of 8:00 P.M. except by unanimous consent of the 
Commission members present.       

5.6      OPEN MEETING.   All meetings of the Commission shall be open to the public, 
subject to the Vermont Open Meeting Law. 

ARTICLE 6 VOTING 

6.1 QUORUM.  For the conduct of a meeting and the taking of any action a quorum must 
be present, which must consist of, at least, three (3) voting members of the 
Commission. 

6.2 MAJORITY VOTE REQUIRED.  Determination on any matter before the 
Commission shall require the concurrence of three (3) voting members of the 
Commission, regardless of any vacancies or disqualifications. 

6.3 CONFLICT OF INTEREST.  No Commission member shall participate in any vote, 
on any matter in which he or she or his or her spouse, household member, employer 
or full time employee has a direct personal or pecuniary interest. "Conflict of 
interest" does not arise in the case of a vote on a matter in which the member has a 
personal or pecuniary interest in the outcome no greater than that of other persons 
generally affected by the vote. 

ARTICLE 7 COMMITTEES 

7.1 COMMITTEES. The Commission may establish committees to investigate and make 



recommendations on issues of interest to the Commission. The work of committees 
shall be advisory only; the Commission proper shall conduct all official business. 

7.2 COMMITTEE MEETINGS   A majority of the members shall constitute a quorum. 
Each committee shall maintain a written record of its meeting and shall deliver such 
record to the Commission. The record of each committee shall include at least the 
following: the date and place of the meeting, members attending, and any final report 
or recommendations. 

ARTICLE 8 GENERAL RULES 

8.1 PARLIAMENTARY AUTHORITY Robert's Rules of Order Revised, latest edition, 
shall govern all questions of procedure that are not otherwise provided by these rules 
or by state law. 

8.2 ADOPTION.  Upon adoption, the clerk shall file a copy of these rules and all 
amendments with the Town Clerk as a public record and post a copy in one or more 
public places. 

8.3 AMENDMENTS.  These rules may be amended at any regular meeting by the 
unanimous vote the Commission provided that such amendment had been presented in 
writing to each member of the Commission at least [48] hours preceding the meeting 
at which the vote is taken. 

8.4 ATTENDANCE.  A Commission member may be excused for nonattendance of a 
meeting for valid reasons if he or she notifies the Commission Chairperson prior to 
the meeting. A Commission member may be removed if he or she has three (3) 
consecutive unexcused absences from meetings or if total absences exceed one forth 
of the total meetings in a calendar year. Absenteeism beyond the prescribed limits 
shall be grounds for recommendation of dismissal to the Select Board. 

8.5 RECORDS.  A file of all documents, physical evidence, public proceedings, and 
decisions showing the vote, absence, or failure to vote of each member upon question 
shall be kept by the clerk as part of the records of the Commission.   All records of 
the Commission shall be public records. 
 
Planning Commission Members 
 
__________________________________  ________________________________ 
 
__________________________________  ________________________________ 

 
__________________________________  
 
Selectboard Chair: ____________________________________Date:  __________ 
 



 



SECTION 220 - ZONING PERMIT 
No land development or construction may commence, nor shall any existing structure be 
altered, or existing use be changed in any way or the impacted space be occupied unless a 
Zoning Permit shall have been duly issued by the Administrative Officer, with the 
following exceptions for the structures, listed below, that are accessory to a single-unit 
dwelling unless the structure is located within a special flood hazard area (in which case, 
a permit shall be required under Article 6): 

“A permit shall be required for any of the following interior alterations. 

1. Increase in habitable living space ( including, but not limited to, attic, bedroom, 
basement, garage and winterizing or otherwise enclosing a porch). 

2. Installation of an additional kitchen. 

3. Change in use 

4. Home Occupation 

5. Increase or decrease in the number of bedrooms or units  

6. Any interior construction costing, or valued at, $10,000 or more. 
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