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 DEVELOPMENT REVIEW BOARD 

 
MEETING AGENDA 

 
Monday, March 9, 2026 

6:00 p.m. - Hybrid Meeting 
 

Topic: Ludlow Development Review Board - Hybrid 
   
Join Zoom Meeting: Ludlow Development Review Board Zoom Link – March 9, 2026 
Meeting ID: 989 6253 9882 
Passcode: 709528 
 
 
MEMBERS PRESENT: 

George Tucker, Jr. - Chair Phil Carter   Doug Sheehan   

John Boehrer   Julie Nicoll  
 
STAFF PRESENT:  

Erin Ladd 
Jarrod Jowdy 

Penny Wu  Lisha Klaiber 
 

 
OTHERS PRESENT:  
Eric Alden – All Patty Greenwood – 136 Main Huseyin Sevincgil - Summit 
Scott Baitz – All Christine Ingleton – Reserve Andrew Sheldon – Summit 
Ned Bowen – Summit Joe Karl Jackson K. Straw 
Daniel Delmastro – 136 Main Ron Parry Joe Tito – Reserve 
Mark Evers Ted Reeves – 136 Main, Reserve Sherry Tucker - All 
John Finkel- Reserve Mark Sammut Atta Ullah - Summit 
Tom Frawley - Summit   

 
 
I. CALL TO ORDER - Roll Call 
 

1.    George Tucker, Chair, opened the meeting at 6:00 p.m., all members present.  
 
 
II. CHANGES TO AGENDA 
 

1. George Tucker, Jr. said that OTHER BUSINESS would be added after the Minutes at the end of the 
agenda 

 
 
III.  RECESSED PUBLIC HEARING FOR RICHARD TAGGARD, TRUST c/o SUMMIT 
DISTRIBUTING, LLC 
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1. George Tucker, Jr. advised that this is an application to construct a new fuel canopy. The property is 
located in the Village Residential-Commercial District.  This hearing was recessed from the 
February 9, 2026 meeting.  He said that the board received the new information into evidence 
Documents.  He advised that this had been remanded back to the DRB from the VT Superior Court.  
He asked if all were interested parties and they are. He reminded all who had spoken at the 
February hearing that they are still under oath.  He administered the oath Patty Greenwood, Andrew 
Sheldon (interested party).  George Tucker, Jr. advised that new documents have been received and 
entered into evidence. 

2. Tom Frawley said that the plans have been revised as per the discussion at the last meeting. 
3. Huseyin Sevincgil said the revised plans include: sign graphics on Sheet #6.  The existing 

large Shell sign will be removed and a shorter, narrower Shell sign will be put up. It will be 
mounted on poles with stone.  They will add a MOUNTAIN VIEW MARKET sign on the 
building.  On the facing of the canopy, with will put signs, NO TRUCKS, NO TRAILERS, 
and they will add NO PARKING signs on the Legion building.  The site plan also includes 
a fence along the property line – 45 linear feet, post and chain.  It will be removable. 

4. George Tucker, Jr. asked if the whole post could be removed. 
5. Tom Frawley said yes.   
6. George Tucker, Jr. asked if the Fire Chief did weigh in on the fence 
7. Erin Ladd no, but he did on the canopy 
8. Phil Carter noted that the fence posts would go into a sleeve in the ground.  He asked if 

they would freeze 
9. Tom Frawley said they may 
10. Phil Carter asked, if they freeze, how would the fire department get in in an emergency 
11. Tom Frawley said the Fire Department would not depend on access between the 2 

properties. 
12. Phil Carter asked if the chain could be removed 
13. Tom Frawley said yes. 
14. Doug Sheehan asked where they will plow the snow. 
15. Tom Frawley said off the back parking lot, behind the building. 
16. Phil Carter noted that area is supposed to be for a riparian buffer. 
17. Tom Frawley said there will be low elevation plants and we will always have to replace 

them 
18. Phil Carter said that is a problem.  The point is to stabilize the bank. 
19. Tom Frawley said if the plants are damaged, they will be maintained. 
20. Ned Bowen said that at last month’s meeting, he said that he would check with the 

Legion’s insurance company about this.  The bottom line is that the insurance company 
does not give legal advice.  This project will not change their premium or coverage.  He 
said that they discussed sprinklers with the membership and if the DRB approves this 
application, the Legion will consider sprinklers.  We will not ask Summit to fund this.  The 
Legion does not like the idea of a fence, but we don’t want traffic coming through our 
property.  This will be negative for both sides.  We will adjust.  We are getting prices for a 
guard rail along our building to protect it.  We have been hit before. 

21. Tom Frawley said that fire will have ingress and egress from both sides. 
22. George Tucker, Jr. asked Mr. Bowen about the NO PARKING signs 
23. Ned Bowen said they have no objection, but will put up guard rails. 
24. Andrew Sheldon said the Legion is not opposed as long as it is approved by state and local 

authorities.  He said the fence; the signs and the guard rails have been discussed before. 
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25. Tom Frawley said the Legion may want to wait and see about the sprinklers.  They may not 
help.  He suggested they talk to the Fire Chief.  He said the fire suppression system under 
the canopy will take care of fires. 

26. Ned Bowen said that a 5-gallon gas spill would explore. 
27. Tom Frawley said he disagrees.  The dry fire suppression will absolutely suppress a fire.  

He added that the pumps at the gas station on the other side of the Legion are closer than 
ours will be. 

28. Phil Carter asked if the fire suppression system would put out a fire outside of the canopy 
area 

29. Tom Frawley said the hoses, by NPFA codes, will not reach outside of the area under the canopy. 
30. George Tucker, Jr. asked if the NO PARKING signs will be removable 
31. Tom Frawley said not moveable 
32. Huseyin Sevincgil said they will be in concrete 
33. Phil Carter asked if the fence can be removed in event of an emergency? 
34. Tom Frawley said the posts will be in a sleeve and if you tap it, it will break the ice 
35. Ned Bowen said the Legion’s parking will change and a rescue vehicle may not be able to get 

through our property. 
36. MOTION by Julie Nicoll and seconded by John Boehrer to close this hearing.  Motion passed 

unanimously. 
 
 
IV.  RECESSED PUBLIC HEARING FOR JONATHAN DUBINSKI 
 

1. George Tucker, Jr. advised that this is an application to subdivide one +/_ 2.45-acre parcel into 
three (3) parcels:  0.61, 0.62 and 1.24 acres. The property is located in the Village Residential-
Commercial District.  This hearing is recessed from the January 12, 2026 meeting.  He reminded 
all who has spoken at the January meeting that they are still under oath.    

2. Erin Ladd advised that the applicant has requested recess until the May Meeting. They need to wait 
for the Railroad to come to do a site visit. 

3. MOTION by Doug Sheehan and seconded by Phil Carter to recess this hearing until the May 
meeting.  Motion passed unanimously 

 
 
V.  PUBLIC HEARING FOR TOGA5, LLC 
 

1. George Tucker, Jr. advised that this is an application to remove the existing building at 136 Main 
Street, and construct six (6) new residential units.  The property is located in the Village 
Residential-Commercial District. 

2. Erin Ladd said this is Application 511-26-CU and 505-26-SITE.  Property owner TOGA5 LLC.  
The property is located at 136 Main Street in the Village Residential-Commercial District.  He said 
it was posted in the Town Hall bulletin Boards on February 19, 2026 and the Post Office Bulletin 
board and on the website on February 20, 2026 and advertised in THE VERMONT JOURNAL on 
February 18, 2026 and abutting property owners were notified on February 19, 2026. Letters have 
been received from Ambulance/Fire departments and School District.   

3. George Tucker, Jr. said the board has accepted into evidence exhibits 001 through 051.  
4. George Tucker, Jr. administered the oath to Ted Reeves and Daniel DelMastro (both interested 

parties,) and Patty Greenwood and Ron Parry. 
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5. Ted Reeves said that the applicants wish to tear down the existing building to the foundation, 
which will be left intact, and construct a 6-unit residential building, with 3 2-bedroom units on 
each floor.  They have reviewed this with Chief Whalen and Erin Ladd.  They have provided a 
parking plan for 130 Main Street.  The parking area will be divided between the two properties - 
130 and 136 Main Street.  He said they have provided floor plans, building elevations, and 
proposed building. 

6. Doug Sheehan asked about a letter from the Police. 
7. Erin Ladd said that she will make that a condition of the permit. 
8. John Boehrer asked for more clarification about the parking 
9. Ted Reeves said that tenants of 130 Main can borrow parking from 136 Main.  He has drawn up a 

license permitting owners at 130 Main to use 6 of the spaces at 136 Main, leaving 6 spaces for 136 
Main. 

10. George Tucker, Jr. asked if they will be marked 
11. Ted Reeves said they can. 
12. John Boehrer asked what if 130 Main sells, it this all in the agreement 
13. Ted Reeves said yes 
14. Phil Carter asked in perpetuity  
15. Ted Reeves said yes. 
16. Phil Carter asked the height of the proposed building 
17. Ted Reeves said about 30 feet high 
18. Phil Carter asked about the footprint 
19. Ted Reeves said the new building would be on the existing foundation with same footprint.   
20. George Tucker, Jr. asked if access would be through 130 Main 
21. Ted Reeves said yes. 
22. George Tucker, Jr. asked if there will be a ROW 
23. Ted Reeves said yes, to his knowledge.  If not, he will make it.  He said the owners of the two 

properties are two different LLCs. 
24. George Tucker, Jr. said it would be prudent to have an ROW. 
25. Julie Nicoll referred to page 19 and asked why it is all zeros 
26. Ted Reeves said that they are all paid services that come with the existing properties and at no 

additional cost or income to the Town.  They are user fees. 
27. George Tucker, Jr. asked about Water and Wastewater allocations 
28. Ted Reeves said they should be identical 
29. George Tucker, Jr. said it was commercial space 
30. Ted Reeves said commercial has a higher flow rate - 1,200 for the whole building 
31. George Tucker, Jr. asked if this is the same for sewer 
32. Ted Reeves said yes 
33. Ron Parry said that they tore down the other building and put up a fence.  It is now for sale.  This 

doesn’t look great.  He is concerned that they will have the same problem with 136 Main.  He is 
concerned about the new buildings not being started or finished. 

34. Phil Carter said the permit for the Pub side includes a restaurant.  He asked about deliveries 
35. Ted Reeves said through the driveway 
36. Phil Carter asked if this would work as it is only 10 feet 
37. Ted Reeves said it is 22 feet side to side.  He said that the drawings were made for 24” x 36” and 

when we shrink them, it throws the scale off.  The aisle width is listed on the drawing. 
38. John Boehrer said the tenants of 130 Main will access parking through the 136 property. 
39. Ted Reeves said that is part of what the license grants 
40. Phil Carter aske Ted Reeves to address exterior lighting 
41. Ted Reeves said they haven’t done that yet, but it will be security, night sky and downlit 
42. Phil Carter asked about signage 
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43. Ted Reeves said it will have the building number and they will apply for a sign permit through the 
Planning and Zoning office 

44. Doug Sheehan asked what is shown on the drawing, in front of the doors 
45. Ted Reeves said a rail, full panel.  They will come back for architectural approval 
46. John Boehrer asked if one building is completed before the other, will that limit access to 

parking.  Do you have a contingency plan 
47. Ted Reeves said they will have to leave access. 
48. Phil Carter referred to the Fire Department letter dated February 12, 2026 and asked if Ted Reeves 

has any issues with the conditions 
49. Ted Reeves said no objections.  He added they will have to get a permit from the Division of Fire 

Safety and that will be included in the design 
50. MOTION by Doug Sheehan and seconded by Julie Nicoll to close this hearing contingent 

upon a letter from the Police Department.  Motion passed unanimously. 
 
 
VI.  PUBLIC HEARING FOR THE RESERVE, LLC 
 

1. George Tucker, Jr. advised that this is an application to subdivide two (2) contiguously owned 
parcels into a six (6) lot subdivision for future single-family residences.  Property is located at 698 
West Hill Road in the Mountain Recreation District. 

2. Erin Ladd said this is Application SUB-26-003.  Property owner Richard Votto.  The property is 
located at 698 West Hill Road in the Mountain Recreation District.  He said it was posted in the 
Town Hall bulletin Boards on February 19, 2026 and the Post Office Bulletin board and on the 
website on February 20, 2026, advertised in THE VERMONT JOURNAL on February 18, 2026 
and abutting property owners were notified on February 20, 2026. Letters have been received from 
Ambulance/Fire departments and School District.   

3. George Tucker, Jr. advised that Index and Items 001 through 0038 have been received into 
evidence.  He swore in Ted Reeves, Joe Tito, John Finkel, Rich Votto, and Christine Ingleton, all 
interested parties. 

4. Ted Reeves said this is an 11.98-acre parcel and they want to subdivide into 6 lots.  He said that 
the subdivision plans drawings 1 - 4 show the layouts of the septic, well and well shields as well as 
driveways and house locations.  He said that Chief Whalen and Erin Ladd did a site visit and there 
will be a cul-de-sac to emergency turn-around.  We have a State Water/Wastewater permit.  They 
will be 5-bedroom homes.  All of the well shields are on the subject property and none overlap 

5. Doug Sheehan asked about the letter from the Police 
6. Erin Ladd said she will make that a condition of the permit. 
7. George Tucker, Jr. asked about road access permits 
8. Erin Ladd said that Ron Tarbell will not be able to look at these until the snow melts 
9. Phil Carter asked about wellheads crossing over property lines 
10. Ted Reeves said those are the from the abutters crossing over into the proposed property.  We will 

keep our septics out of those areas. 
11. George Tucker, Jr. asked about Lot #2 and the Collins well shield 
12. Ted Reeves said that is an error and will be corrected 
13. Phil Carter said the development will create more impervious space and asked where the water will 

go 
14. Ted Reeves said down the edge of the road onto Votto property on the southeast side of the 

development.  Then it will drain into the woods 
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15. Phil Carter asked if they have storm water control plans. 
16. Ted Reeves said they don’t have to because each is less than one acre 
17. Phil Carter asked if the development will be gated 
18. Ted Reeves said no 
19. Phil Carter asked what the slope is.  He is concerned about floods and accumulated effects 
20. Ted Reeves said it would flood to the pond on West Hill - from NW to SE.  Some of the slope is 

steeper than 15%, but there will not be development there.  The road will be less than 10% (but 
some sections will touch 10%.)  The cul-de-sac less than 2. 

21. Phil Carter asked about conditions listed in the letter from the Fire Department 
22. Ted Reeves said they will meet them all 
23. George Tucker, Jr. asked about building envelopes. 
24. Ted Reeves said they will all be within the setbacks shown.  The house locations are “idealized” - 

where we would like them to be.  He said that the owners may change that and we don’t have 
control over that. 

25. George Tucker, Jr. asked about the draft covenants and if they address road maintenance, access, 
upkeep and house types. 

26. Ted Reeves said yes 
27. George Tucker, Jr. referred to the Landscaping/Screening and note that no trees will be cut inside 

the setbacks. 
28. Ted Reeves said that is correct 
29. George Tucker, Jr. asked if they are keeping the development away from the steeper slopes 
30. Ted Reeves said yes. 
31. George Tucker, Jr. asked after this, will there be any more development 
32. Ted Reeves said not 
33. George Tucker, Jr. asked if there are any slopes greater than 25% 
34. Ted Reeves said the slopes are within 15% to 20%. 
35. George Tucker, Jr. asked if there is any farmland 
36. Ted Reeves said no 
37. George Tucker, Jr. asked about wildlife 
38. Ted Reeves said no critical habitats 
39. Phil Carter referred to drawing on page 36 and asked if all lots slope down 
40. Ted Reeves said from NW to SE across the contour lines. 
41. Joe Tito listed the following abutters’ concerns 

• Well water production at the abutters’ wells is running dry and they are downhill from this 
property.  They are particularly concerned about the Collins well that services 3 homes 

• They are concerned about the new septics uphill from their properties - safety and cleanliness 
42. Phil Carter said this property is uphill 
43. Ted Reeves said the slope is from NW to SE and worst case across the same contour line 
44. Phil Carter asked if it is flat - even 
45. Ted Reeves said not downhill 
46. Joe Tito said that his property is downhill and water runs down between our properties and his 

basement has flooded.  He said the ANR website said that property covers ⅔ highest connectivity 
said should be reserved for some wildlife protection.  Other concerns 
• For the last plans, the DRB proposed a retention pond - water will flow to our properties 
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• For the last plans, we had privacy concerns - but now they won’t be cutting trees 
• Noise and traffic - they are building at the rate of 6 homes and 6 years of noise.  It will be 

intrusive 
• They are still concerned about wells and well shields 

47. John Finkel said he echoes Mr. Tito’s concerns and he covered the majority of our concerns.  He 
said he has not seen the new plans or the topography and wants to see them to confirm this 
discussion 

48. Jarrod Jowdy is concerned about lot #2 and a line into a box to the leech field.  What if the septic 
fails. 

49. Ted Reeves said he went through the process with the State Water/Wastewater and addressed all of 
the issues.  This should not interfere with the abutters.  He can move the septic on Lot 2.  He said 
that he checked with the State and there are no endangered species. 

50. Phil Carter asked if Ted Reeves can consider a retention pond 
51. Ted Reeves said it is not required 
52. Phil Carter asked if Ted Reeves had considered it 
53. Ted Reeves said no. 
54. Phil Carter said this piece of land has come up before and it was determined that retention should 

be considered.  Can that happen 
55. Ted Reeves said anything is possible 
56. Phil Carter refereed to current drawing and showed the location of where the pond was to be 

located. 
57. Ted Reeves said if there is a pond, at the bottom, it would be by lot #6 
58. Phil Carter said that anything to prohibit will help.  A pond before the water hits West Hill 
59. Ted Reeves said it is possible, but not required by the State 
60. Phil Carter said there is a lot of water coming off the mountain and asked if Ted Reeves can plan 

to put in a pond to keep the water. 
61. Ted Reeves said we can 
62. George Tucker, Jr. referred to the Town of Ludlow Subdivision regulations, citing section 4.34 and 

said the DRB can make this a requirement of the permit: 
4.34. Storm Water Runoff Storm water runoff shall not result in adverse impacts to 
neighboring properties, Town and Village roads, or water quality in nearby surface waters. A 
storm water management and/or erosion control plan, prepared by a Registered Professional 
Engineer, may be required and be incorporated as a condition to approval. Such plan shall be 
prepared in accordance with Best Management Practices (BMPs) for managing storm water 
and controlling erosion, as defined by the Vermont Agency of Natural Resources. 

63. Ted Reeves said yes. 
64. Julie Nicoll asked how do we know if it is downhill 
65. Ted Reeves said the site plans show the topography, 
66. George Tucker, Jr. said the topography is all across the property 
67. Ted Reeves said it tends to ESE. 
68. Joe Tito said he has letters from 2 residents 
69. George Tucker, Jr. said if they want to be part of the record, they need to submit them to the 

Planning and Zoning office. He asked if Ted Reeves could propose some stormwater plans 
70. Phil Carter said if Ted Reeves said he will make a design, he will 
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71. Julie Nicoll asked how long it will take Mr. Tito to submit the letters from the abutters 
72. Joe Tito said he has the letters and asked if the board would like pictures of his backyard 
73. George Tucker, Jr. said yes 
74. Joe Tito said 2 weeks. 
75. Phil Carter asked how the applicant feels about this 
76. Ted Reeves said if new evidence is submitted, we want the chance to see it and respond 
77. George Tucker, Jr. said that one septic issue must be corrected and a draft storm water plan. 
78. Ted Reeves said it will be on the site plan 
79. George Tucker, Jr. asked for clarification of what the building envelope is.  Also, a letter from the 

Police Department.  He said we will not have road access permits until the snow is gone. 
80. MOTION by George Tucker, Jr. and seconded by John Boehrer to recess this hearing until 

the April meeting. Motion passed unanimously. 
 
 
VII.  MINUTES- February 9, 2026 
 

1. Julie Nicoll said that on page 1, Item III (1) should read “...Flood Hazard Review due to flood of 
July 10, 2023.” 

2. Erin Ladd said that item III (2) should read 2023.  Lisha Klaiber said that the applicant did say 
2013. 

3. Julie Nicoll said that item III (7) should read, “…minus line 15” 
4. John Boehrer said Dupont want misspelled throughout 
5. Julie Nicoll said that item V (24) should read, “...he wishes that he did not have to build another 

access road.” 
6. Julie Nicoll said that item V (25) should read, “...asked if the need the draft for the maintenance in 

the deed.” 
7. George Tucker, Jr. said that item VI (3) should read, “Tom Frawley, Brian Bouchard, Eric Alden 

and Ned Bowen are interested parties, others are part of the applicant team. 
8. Phil Carter said that item VI (39) should read, “spills from the vehicles will be contained by 

concrete pads.” 
9. Julie Nicoll said that item VI (56) should read, “It will disrupt our members’ parking.” 
10. Phil Carter said that item VI (60) should read, “The single dispenser is a concession to address 

DRB concerns…” 
11. George Tucker, Jr. said that item VI (76) should read,” George Tucker, Jr. said that Brian 

Bouchard said that the Legion’s insurance has no direct reflection on this.   George Tucker, Jr. said 
that if the insurance company said that the building is uninsurable because of gas, he wants to 
know the impact.”  

12. MOTION by Julie Nicoll and seconded by Doug Sheehan to approve the minutes from 
February 9, 2026 as corrected.  Motion passed unanimously. 

 
 
VIII. OTHER BUSINESS 
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1. George Tucker, Jr. advised that there will be a board re-organization at the April meeting.  There will 
be 2 Select Board appointments. 

 
 
IX. ADJOURN 
 

2. MOTION by George Tucker, Jr. and seconded by John Boehrer to adjourn. Motion passed 
unanimously.   

3. Meeting adjourned at 7:33 p.m. 
 
 
Respectfully Submitted 
Lisha Klaiber 
 
 

____________________________________ 
George Tucker, Jr., Chairman 

____________________________________ 
Julie Nicoll 

 
____________________________________ 
John Boehrer  

 
____________________________________ 
Doug Sheehan 

 
 
____________________________________ 
Phil Carter 

 

 
 


