
741 Colonel Ledyard Highway
Ledyard, Connecticut 06339

Chairman       Marty 
Wood

TOWN OF LEDYARD
CONNECTICUT

Planning & Zoning Commission

~ AGENDA ~

Regular Meeting

Council Chambers - Hybrid Format6:00 PMThursday, January 8, 2026

Join Zoom Meeting
https://ledyardct.zoom.us/j/89818008370?pwd=v5qjNT6tMjT68YOaeCHDLlVRN5sfxE.1
Meeting ID: 898 1800 8370  Passcode: 283870
One tap mobile  +13092053325,,89818008370#,,,,*283870# US

I. CALL TO ORDER

II. PLEDGE OF ALLEGIANCE

III. ROLL CALL  AND APPOINTMENT OF ALTERNATES

IV. APPROVAL OF ADDITIONS TO AND/OR CHANGES TO THE ORDER OF THE 
AGENDA

V. CITIZENS PETITIONS (NON-AGENDA ITEMS ONLY)

VI. PRE APPLICATION DISCUSSION AND/OR WORKSHOP

A. Request of Dave Schroeder for the Citizen’s Alliance for Land Use (CALU) for pre-app 
workshop with the Commission to discuss the following: a proposed regulatory 
amendment related to the allowed use “Excavation Major.”

SCHROEDER Excavation Major Pre-aplication Draft Amendment 
23-12-2025

Attachments:

VII. PUBLIC HEARINGS/APPLICATIONS

None.

VIII. OLD BUSINESS

None.

IX. NEW BUSINESS

None.

X. APPROVAL OF THE MINUTES OF PREVIOUS MEETINGS

A. PZC Regular Meeting Minutes of November 13, 2025

B. PZC Regular Meeting Minutes of December 11, 2025
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Planning & Zoning Commission ~ AGENDA ~ January 8, 2026

XI. CORRESPONDENCE

Eric Treaster letter submitted to Town Council Meeting of December 10, 2025

TREASTER-PLANNING  ZONING-TC MTG-2025-12-10Attachments:

Dave Shroeder letter submitted to the Town Council Meeting of December 10, 2025

SCHROEDER-PLANNING  ZONING-TC MTG-2025-12-10 (Attachments:

XII. REPORTS

A. ZEO Staff Report of January 8, 2026

B. Planner’s Report of January 8, 2026

XIII. ADJOURNMENT

DISCLAIMER:     Although we try to be timely and accurate these are not official records of the 
Town.
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TOWN OF LEDYARD 741 Colonel Ledyard
Highway

Ledyard, CT 06339-1511

File #: 25-3054 Agenda Date: 1/8/2026 Agenda #: A.

LAND USE APPLICATION

Subject/Application:
Request of Dave Schroeder for the Citizen’s Alliance for Land Use (CALU) for pre-app workshop with the
Commission to discuss the following: a proposed regulatory amendment related to the allowed use “Excavation
Major.”

Background:
(type text here)

Land Use Director/Town Planner:
(type text here)
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​Purpose and Intent​

​The purpose of this pre-application conference is to seek the Commission’s guidance and​
​feedback on a proposed clarification to the zoning regulations governing the allowed use​
​Excavation Major​​. The goal is to ensure that the regulations​​are applied as intended and are not​
​misinterpreted or extended beyond their proper scope when evaluating site preparation for​
​otherwise permitted uses.​

​The proposed amendment would clarify what activities are and are not included under​
​Excavation Major​​. Specifically, it would confirm that​​allowable surface excavation activities do​
​not include quarrying, which is a non-permitted use, and therefore do not include the severing of​
​bedrock—an activity that constitutes quarrying.​

​This clarification is intended to reduce ambiguity, promote consistent application of the​
​regulations, and lessen the likelihood of future disputes. In doing so, it helps address potential​
​conflicts related to dust, noise, traffic, vibration, and long-term effects on surrounding property​
​values, while also reducing the risk of unnecessary litigation costs to the Town.​​The​
​amendment is clarifying in nature, reaffirms existing legislative intent, and is not​
​intended to introduce new restrictions.​

​Introduction​
​Ledyard’s zoning regulations have demonstrated that, while the existing framework is capable of​
​protecting the town from impermissible uses, certain provisions within the definition of​
​Excavation Major​​are susceptible to misinterpretation.​​Such ambiguity creates uncertainty for​
​applicants and residents alike and increases the risk of inconsistent application and future​
​litigation.​

​Additionally, the wording of certain sections of the regulations may be read to place undue​
​emphasis on quantitative limits—such as a “three-year duration” or “ten-acre maximum”​
​—rather than on the essential character of the activity proposed. Read in isolation, this​
​language could lead to the interpretation that an otherwise non-permitted use might be allowed​
​so long as it remains within those numerical limits. This would be inconsistent with the​
​legislative intent to allow only those uses that are expressly authorized.​

​As a general matter, zoning regulation definitions are not intended to be interpreted in a way​
​that effectively authorizes a use that is otherwise prohibited. Where ambiguity exists, it should​
​be resolved in a manner that reflects legislative intent and avoids unintended results.​

​Ledyard’s zoning regulation §3.6(d) provides that uses not specifically authorized are prohibited.​
​Quarrying is not identified as a permitted use. Therefore activities that constitute quarrying,​
​including the severing of bedrock, are not intended to fall within the scope of permitted​
​excavation activities, regardless of scale, duration, or acreage.​

​Clarifying​​Excavation Major​​would eliminate ambiguity​​and provide clearer guidance to​
​applicants, staff, and commissioners alike, while protecting residents. This would help ensure​
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​that land use decisions are based upon the proposed activity, rather than on fitting​
​fundamentally non-permitted uses within dimensional or time constraints.​

​The proposed amendment is intended to reaffirm and codify the longstanding intent of​
​the regulations governing​​Excavation Major​​, rather​​than to introduce new restrictions.​

​Basic Argument: Regulatory Intent of the Definition​
​of Excavation Major​

​Historical Record and Regulatory Intent​
​Prior to 1975, the Ledyard Zoning Regulations explicitly distinguished between​​soil, gravel, and​
​stone removal​​on the one hand, and​​quarrying​​on the​​other; e.g. the pre-1975 Table of Contents​
​included a dedicated section titled: “​​Section 8: Soil,​​gravel, stone removal, quarrying,​
​non-conforming uses…​​”​​1​

​Commission minutes from August 18, 1975 document the deliberate removal of quarrying from​
​the zoning regulations.​​2​ ​This change reflects clear​​legislative intent: stone removal, as​
​contemplated by the regulations, was not intended to include quarrying or quarry-like activities.​

​In October 1975, the amended regulations saw quarrying removed as a permitted use. From​
​that point forward, the regulatory language refers only to “​​soil, gravel, and stone removal​​.”​​3​

​The term​​quarrying​​has​​not appeared as an allowed​​use​​in Ledyard’s zoning regulations​
​since that amendment.​

​The continuity of this intent is evident in the evolution of the regulatory language, to the present​
​day:​

​●​ ​Pre-1975​​: “…soil, gravel, stone removal, quarrying…”​
​●​ ​1975 amendment​​: quarrying removed​
​●​ ​Post-1975​​: “…soil, gravel, and stone removal…”​
​●​ ​Current definition of Excavation Major​​: “…topsoil,​​sand, gravel, clay, stone or other​

​materials…”​

​At no point after 1975 does the regulatory language reintroduce quarrying as an allowed use​​.​
​Under Zoning Regulation §3.6(d), uses that are not expressly permitted are prohibited.​
​Accordingly,​​quarrying has remained a prohibited use​​since its removal from the regulations​
​in 1975.​

​3​ ​Town of Ledyard, CT Zoning Regulations, Oct 1, 1975.​
​2​ ​Ledyard Zoning Commission Minutes, Aug 18, 1975.​
​1​ ​Town of Ledyard, CT Zoning Regulations, Oct 1963,​​Aug, 1971.​
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​What Constitutes a Quarry​
​Federal and standard dictionary definitions consistently associate quarrying with the severance​
​of bedrock:​

​The​​Mine Safety and Health Administration (MSHA)​​defines​​mining as the​​severance of​
​minerals from natural deposits​​, including by​​quarrying​​.​​Quarrying is thus understood as a​
​form of mining involving the extraction of minerals from intact geological formations.​​4​

​Standard dictionary definitions reinforce this understanding of the term​​quarry​​:​

​●​ ​Random House College Dictionary (1975)​​: “an excavation​​or pit, usually open to the​
​air, from which building stone, slate or the like is obtained​​by cutting, blasting​​, etc.”​

​●​ ​Webster’s New World Dictionary (1962, 1970)​​: “a place​​where building stone, marble​
​or slate is excavated as​​by cutting or blasting​​for​​building purposes.”​

​These definitions uniformly describe​​quarrying as​​the severance, cutting or blasting of stone​
​from consolidated rock formations—i.e., bedrock​​.​

​It follows that​​cutting or blasting of stone from​​bedrock​​has not been an allowed use in​
​Ledyard, since quarrying​​was removed​​from the regulations​​in 1975​​.​

​What Is Meant by “Stone” in the Regulations​

​While​​bedrock​​may technically be classified as stone​​in the geological sense, the regulatory​
​term “​​stone​​” does not necessarily encompass bedrock.​​In zoning terms, material classification is​
​governed not by geological definitions alone, but by​​regulatory intent and historical usage​​.​

​The structure and history of Ledyard’s zoning regulations support a distinction between​​stone​
​and​​bedrock​​. Prior to 1975,​​quarrying​​was separately​​identified alongside​​soil, gravel, and stone​
​removal​​. When​​quarrying​​was removed, the remaining​​terms​​retained their original meaning​
​and scope​​. Had the intent been to permit quarrying​​under the allowed use “​​stone removal​​,”​
​there would have been​​no need​​to delete​​quarrying​​as a separate category.​

​It follows, the​​legislative intent of "​​removal of​​stone​​” cannot reasonably be interpreted to​
​include​​quarrying​​, and hence cannot be interpreted​​to include the severing of bedrock​​.​

​The continued absence of any reference to bedrock or quarrying in the definition of​​Excavation​
​Major​​further reinforces this point.​​Severing bedrock,​​cannot reasonably be interpreted to​
​be an allowed use under “excavation or movement of stone”, as severing bedrock would​
​constitute a quarry, and quarrying has not been an allowed use in Ledyard since 1975​​.​

​4​ ​https://www.osha.gov/laws-regs/mou/1979-03-29​
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​Summary​

​Quarrying—a form of mining defined by the severance of bedrock—was explicitly removed as​
​an allowable use in Ledyard’s zoning regulations in 1975 and has not been reinstated since.​
​The language used in the current definition of​​Excavation​​Major​​is directly traceable to the​
​post-1975 regulatory framework, which deliberately excludes quarrying and, by extension, the​
​severing of bedrock.​

​Accordingly, the​​severing of bedrock is not, and has​​never been, an allowed use under the​
​definition of​​Excavation Major​​.​​Clarifying this distinction​​through a regulatory amendment​
​would​​not introduce a new prohibition​​, but would instead​​reaffirm and codify longstanding​
​legislative intent​​.​

​Sample Zoning Regulation Clarification Amendment​

​●​ ​Add the term​​quarrying​​to §3.8.F (Prohibited Uses),​​for clarity.​

​2.2 DEFINITIONS​

​EXCAVATION, MAJOR:​
​The excavating, relocating, or movement of 300 cubic yards or more of topsoil, sand, gravel,​
​clay, stone, or other materials to, on, or from any lot.​​Excavation Major​​encompasses the​
​removal of surficial materials only and does not include the severing or removal of bedrock.​

​Additional Possible Clarifications (If Necessary)​

​●​ ​STONE:​​Loose surficial material only; does not include​​bedrock.​
​●​ ​EXCAVATION MINOR (add new language, if necessary)​
​●​ ​Consider adding supplementary definitions, as needed, for:​

​○​ ​surficial materials​
​○​ ​quarry / quarrying​
​○​ ​excavation​

​Note:​​Because the intent of this amendment is to reaffirm​​and codify longstanding legislative​
​intent rather than to introduce new prohibitions, any additional definitions or prohibitions should​
​be adopted only after careful consideration that they do not, in effect, create new restrictions or​
​weaken existing ones.​
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TOWN OF LEDYARD 741 Colonel Ledyard
Highway

Ledyard, CT 06339-1511

File #: 25-2941 Agenda Date: 1/8/2026 Agenda #: A.

MINUTES

Minutes:
PZC Regular Meeting Minutes of November 13, 2025
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TOWN OF LEDYARD 741 Colonel Ledyard
Highway

Ledyard, CT 06339-1511

File #: 25-3057 Agenda Date: 1/8/2026 Agenda #: B.

MINUTES

Minutes:
PZC Regular Meeting Minutes of December 11, 2025
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TOWN OF LEDYARD 741 Colonel Ledyard
Highway

Ledyard, CT 06339-1511

File #: 25-3013 Agenda Date: 1/8/2026 Agenda #:

AGENDA ITEM
CORRESPONDENCE

Subject:
Eric Treaster letter submitted to Town Council Meeting of December 10, 2025

Correspondence List:
(type text here)
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TOWN OF LEDYARD 741 Colonel Ledyard
Highway

Ledyard, CT 06339-1511

File #: 25-3014 Agenda Date: 1/8/2026 Agenda #:

AGENDA ITEM
CORRESPONDENCE

Subject:
Dave Shroeder letter submitted to the Town Council Meeting of December 10, 2025

Correspondence List:
(type text here)
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TOWN OF LEDYARD 741 Colonel Ledyard
Highway

Ledyard, CT 06339-1511

File #: 25-3055 Agenda Date: 1/8/2026 Agenda #: A.

REPORT

Staff/Committee Report:
ZEO Staff Report of January 8, 2026
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TOWN OF LEDYARD 741 Colonel Ledyard
Highway

Ledyard, CT 06339-1511

File #: 25-3056 Agenda Date: 1/8/2026 Agenda #: B.

REPORT

Staff/Committee Report:
Planner’s Report of January 8, 2026
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