
PLANNING COMMISSION 

 

PRELIMINARY MINUTES 

  

REGULAR MEETING 
 

 
March 20, 2018 

 

 

MEMBERS PRESENT: 

Alan Couch, Chairman Alan Isaacson   

Terry Carter Logan Nicoll  

 

MEMBERS ABSENT: 

Norm Vanasse  

 

STAFF PRESENT: 

Rose Goings  

 

OTHERS PRESENT: 

Andy Becker Kristen Garvey     Melissa Perrino 

Sharon Bixby Marji Graf Jason Rasmussen   

John Denner Eliza Greene Susan Rhodieck 

Terry DiNapoli Justin Hyjek Marissa Selleck  

John Donohue Kim Lampert Phil Stratman 

Rosa Donohue Beth Lee Ken Tedford 

Eileen Dunseith Pat McLaughlin Heather Tucker 

Richard Dunseith Julie Nicoll Dana Wilson 

Thomas Foster Ian Nugent Jamie Wilson 

Aaron Galley Chris Perrino Vincent Guerrero-Okemo Valley TV 

Meghann Galley  Lisha Klaiber, Recorder 

 

 

1. CALL TO ORDER  

 

A. Alan Couch called the meeting to order at 6:00 p.m.   

 

 

2. ROLL CALL BY RECORDING SECRETARY  

 

A. All Planning Commission members present, except Norm Vanasse.  

 

  

3. Consideration of any Changes, Additions or Removals to the Agenda 

 

A. No changes made. 

 

 

4. APPROVE MINUTES 

   

A. The minutes to be approved are from the meeting of February 20, 2018.  
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B. MOTION by Logan Nicoll and seconded by Terry Carter to approve the minutes 

February 20, 2018 as amended. Motion passed unanimously. 

 

 

5. COMMENTS FROM CITIZENS 

  

A. There were none. 
 

 

6. TOWN PLAN  

 

A. Alan Couch advised that the Planning Commission will be working to create a town plan 

that will be relevant for the next 5 to 10 years.  They recently updated the Vision Statement 

which includes promotion of sustainable growth, responsible development and maintaining 

the character of the town. 

B. Logan Nicoll advised the town plan, when adopted will be for 8 years.  The Planning 

Commission received a grant to get help re-writing the current town plan.  It is too big and 

long-winded.  The board wants to make the town plan more readable with clearer goals.  

Schools are a part of this.  The town plan will have things needed to be done and who will 

be responsible for obtaining these goals. 

C. Alan Couch advised that the board had received 3 letters from Newton Rose, Chris Miele 

and Leslie Stuart and Wendy Neal who were unable to make this meeting.  They will be 

scanned and attached to the end of the minutes. 

D. Jason Rasmussen said that he will be helping the Planning Commission with the update to 

the Town Plan.  The goals are to make it easier to read, seek community input, make the 

layout clearer, focus on implementation and address statutory requirements.  The proposed 

document outline will include: 

i. Introduction 

ii. Vision Statement or Guiding Statement 

iii. Role in Region 

iv. Landscape 

v. Community 

vi. Plan for Future 

vii. How to make it happen 

E. Andy Becker said that said it does not include promoting business in the village. 

F. Justin Hyjek said he would like them to remove “resort town” as Ludlow is more than that. 

G. Aaron Galley said Ludlow is a town with a ski resort, not a ski resort.  He would like to see 

promoting small scale high tech manufacturing. 

H. Terry Carter said the Planning Commission would like to see good universal broad band. 

I. John Denner asked how many manufacturing companies are in town.  He said that fiber 

optics would be helpful.  He asked where Ludlow would be without the ski resort. 

J. Alan Isaacson said he does not see the mountain leaving, but we do need to diversify.  The 

real question is how to make that happen. 

K. Terry Carter asked how Ludlow can encourage young people to move here. 

L. Jamie Wilson said Ludlow needs better paying jobs and people to fill them. 

M. Jason Rasmussen asked if it is housing cost or the type of housing. 

N. Alan Isaacson said cost is an issue. 

O. Eliza Greene said that the Vision Statement does not focus on growth. 

P. Alan Isaacson said it has to be managed growth. 
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Q. Justin Hyjek said Ludlow needs to offer services and facilities that make the town 

desirable, such as dog parks, bike path and schools. 

R. Kristin Garvey said we need a vibrant, independent school. 

S. Jason Rasmussen recounted that people would like to see affordable housing, jobs, better 

internet and cell phone service. 

T. Eliza Greene said they need to beautify the village like Streetscapes and lights. 

U. Ken Tedford said they could move the telephone and electrical lines underground, between 

Main and Pleasant Streets and put up decorations on Main Street. 

V. Julie Nicoll said they could make Main Street parking on one side only. 

W. Sharon Bixby said the sidewalks need to be walk-able throughout the village. 

X. Terry Carter noted that it is dangerous to walk by the gas stations because there are no 

sidewalks, 

Y. Logan Nicoll said there are no sidewalks on the north side of the street. 

Z. Justin Hyjek said the crosswalks need to be more visible and they are dictated by the state. 

AA. Jason Rasmussen said there are state restrictions. 

BB. Justin Hyjek said people drive too fast and the crosswalks need better signage. 

CC. Aaron Galley said he likes the radar speed signs in Chester.  He added that the signs on 

Main Street blink on the wrong side and should be moved closer to the road. 

DD. Alan Isaacson said that Route 103 is a state highway in places through Ludlow, and the 

state dictates the speed limit.  He said that he thinks it is wrong for Andover Street to be 25 

MPH, while Main Street through the village is 30 MPH.  He thinks we need to lower the 

speed limit on Main Street. 

EE. Jamie Wilson suggested that owners of empty store fronts could make them look nicer if 

they put posters or some decoration in the windows. 

FF. Aaron Galley said the empty buildings are also, not in good shape, but to refurbish them 

would be very expensive.  He suggested local incentives for maintenance and upkeep. 

GG. Logan Nicoll advised that with the Village Center Designation, businesses are eligible for 

grants and tax incentives to improve their buildings. 

HH. Rose Goings advised that some businesses have been able to make use of those incentives. 

II. Terry Carter said she would like to put that kind of information, such as available 

incentives, in the town plan. 

JJ. Dana Wilson asked what kind of public relations the town has for advertising. 

KK. Marji Graf said that in the 1996 Area Chamber of Commerce Guide, it listed goals for 

2000. 

i. Development: Revitalize and improve Main Street.  Create a unified streetscape. 

ii. Preserve historic character of the village 

iii. Promote heritage 

iv. Development of year round employment 

v. Diversification of Ludlow’s economic base 

vi. Affordable year round housing for residents 

vii. Recreational path for walking and biking along the Black River 

viii. Re-establishment of rail service. 

LL. Marji Graf continued saying that the good news is that by 2018, Scenic Route 100 Byway 

was established and Green Mountain Railroad is thinking about moving its main station 

from Chester to Ludlow.  An engineer will be coming in the spring to assess the building.  

Once they know the cost, they would like some buy-in from the town, Okemo and 

organizations so they know it is wanted.  She added that transportation throughout the 

village (from the train depot to town) is needed and a bike path for families.  She also 

noted that they tried to get Uber or Lyft, but we don’t have the numbers or drivers. 
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MM. Jason Rasmussen said there has been a problem with permitting issues and costs for the 

bike path. 

NN. Jamie Wilson said that Buttermilk Falls Road is dangerous because of speeders and traffic. 

OO. Alan Couch said the Select Board has discussed this at their meetings.  They need to talk to 

Chief Billings about the speeding. 

PP. Alan Isaacson said the overall road conditions, both state and town, are not good. 

QQ. Aaron Galley suggested “speed humps”, not bumps. 

RR. Alan Couch said that people want to do the right thing, but we still need zoning 

regulations.  The regulations need to be broad enough to allow people to develop their 

property and not become unenforceable.  The current regulations are good, but may need 

some tweaking. 

SS. Terry Carter said the Planning Commission works on the town plan and zoning 

regulations.  We recently added ridgeline protection, limiting general development within a 

certain distance from the top of specified ridges.  This will limit clear cutting. 

TT. John Donohue asked what if someone wants to demolish a building and rebuild. 

UU. Alan Isaacson said they would have to comply with the current zoning regulations. 

VV. Jason Rasmussen said they also should consider what if there is a fire and a piece of land 

becomes open for development.  What does the town want or not want to be built. 

WW. Alan Isaacson said they want to encourage small businesses. 

XX. Logan Nicoll said there is language in the town plan to encourage businesses that do not 

take away from the downtown businesses.  There is a concern about the lot by Bixby Road.  

The Planning Commission tried to establish a maximum square foot limit to new 

commercial buildings. 

YY. Ian Nugent asked about the Sunoco expansion, with a Ramuntos. He said there are already 

a few established pizza restaurants in town. 

ZZ. Terry Carter said it would be Little Caesars and the project was changed voluntarily by the 

applicant because of the zoning regulations and a neighbor who came to the meeting. 

AAA. Jamie Wilson said the town caters to out-of-staters and having a pizza restaurant open after 

9:00 PM would be good. 

BBB. Justin Hyjek asked about Cumberland Farm. 

CCC. Rose Goings said they will be replacing the tanks and pumps and reopen. 

DDD. Aaron Galley asked about Sam’s. 

EEE. Logan Nicoll said the building is in the floodway and the building requirements are very 

restrictive. 

FFF. Eliza Greene asked about the large signs at the gas stations. 

GGG. Rose Goings said they are grandfathered. 

HHH. Justin Hyjek asked if there is any way to keep out more gas stations. 

III. Jason Rasmussen asked how they can make the town more year round. 

JJJ. Alan Isaacson asked how we build a viable community where people want to live. 

KKK. Logan Nicoll said there are not enough town recreation areas.  West Hill has deteriorated.  

We need to focus on summer public recreation. 

LLL. Richard Dunseith said without the mountain, the town is not sustainable and most 

businesses cater to tourists.  We need a sustainable base within the town.  We need to 

attract one to three larger businesses, such as a brewery or tech company.  We need to 

increase the tax base.  There is plenty of land available without being in the downtown. 

MMM. Jamie Wilson said we need more activities like the Penny Sale. 

NNN. Phil Stratman said we need to look for national events, such as car clubs, motor cycle clubs 

or RV clubs that would bring high revenue. 

OOO. Alan Isaacson asked if that would be by the Chamber of Commerce or the town. 
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PPP. Sharon Bixby mentioned urban sprawl and said there are open spaces on Route 103. 

QQQ. Jason Rasmussen said we need to work within the state rules and to have a balance. 

RRR. Terry Carter said we don’t want to encourage development that takes away from the 

downtown. 

SSS. Rose Goings said there are development constraints on Route 100N. 

TTT. Jason Rasmussen advised that the Planning Commission “beefed up” the Energy Chapter 

of the town plan. 

UUU. Terry Carter said the Planning Commission included language that said we do not 

encourage renewable energy projects that do not benefit Ludlow rate payers. 

VVV. Marji Graf said that she gets complaints that people miss their tee times because they can’t 

find the golf course.  We need signs to make it easier to find things. 

WWW. Rose Goings said the state does not allow off premise signs; it falls under the state 

billboard law. 

XXX. Terry Carter said the businesses should address that problem. 

YYY. Marji Graf asked about the light at the intersection of Routes 103 and 100N. 

ZZZ. Logan Nicoll said the project is supposed to start later in the spring.  He added that that is 

the highest, accident-prone intersection in the state. 

AAAA. Marissa Selleck, Melissa Perrino, Kristen Garvey and Heather Tucker representing the 

BRISC advised that the purpose of the organization is to establish an independent school, 

operating as a business.  It will serve Ludlow, Mount Holly and surrounding areas.  It will 

keep Black River High School sustainable.  The group meets Thursdays at 6:30 PM at the 

school and anyone who is interested is welcome at their meetings.  They are setting up a 

501(3) (c) non-profit organization.  They have contacted an attorney and spoken with the 

person who worked with the Bennington School transition.  They have set up a Go Fund 

Me site. 

BBBB. Logan Nicoll asked if there is anything the Planning Commission can help them with in the 

town plan. 

CCCC. Heather Tucker said they need to find out how to be able to continue using the building. 

DDDD. Logan Nicoll asked about transportation to and from the school. 

EEEE. Heather Tucker said that is on the transition list. 

FFFF. Alan Isaacson asked how it would be sustainable with so few students. 

GGGG. Jason Rasmussen said the Planning Commission would make a list and prioritize it.  They 

have until May 2019 to finalize the new town plan.  The Planning Commission will be 

working on this pretty much any month and people are invited to attend their meetings, 

HHHH. Alan Couch said meeting minutes are posted on the town website.   

IIII. It was noted that the minutes are recaps, not verbatim.  

 

 

7. ADJOURN 

 

A. MOTION by Terry Carter and seconded by Alan Isaacson to adjourn this meeting.  

Motion passed unanimously. 

B. Meeting adjourned at 7:36 p.m. 

  

 

Respectfully submitted, 

 

Lisha Klaiber 
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Alan Couch, Chairman  
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Terry Carter 

  

 

Norman Vanasse  

 

 

 Alan Isaacson 
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