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 DEVELOPMENT REVIEW BOARD 

 

MEETING AGENDA 

 

Monday, May 11, 2026 

6:00 p.m. - Hybrid Meeting 

 

Topic: Ludlow Development Review Board – Hybrid 

Physical Location:  Francis J. Heald Auditorium, 37 Depot Street, Ludlow, VT  05149 

   

Join Zoom Meeting: Ludlow Development Review Board Zoom Link – May 11, 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 

 

Penny Wu  Lisha Klaiber 

 

OTHERS PRESENT:  

Eric Alden – All Andrea Donohue – Gill Terrace Sue Koch - self 

Thomas Anastasio - Dubinski BJ Donohue – Gill Terrace Michael Lynch 

Angela Arione – Gill Terrace Lyle Fishell Brendan McNamara - Koch 

Scott Baitz - All Kim Guthrie – self Ted Reeves – Gill, Zheng 

Christian Calemmo = 16 Bridge Todd Guthrie - self Murat Teminkolv – Gill Terrace 

Mark Cassano – self Lorien Kelly – all Sherry Tucker - All 

Alan Couch – all Steve Kelly – 81 Pleasant Ming Zheng - self 

Terry DiNapoli Tom Koch - self  

 

 

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 there will be a change to the agenda – Item 9 – Matthew McClallen will be 

moved to the June agenda due to procedural errors by the applicant’s agent. 

 

 

III.   RECESSED PUBLIC HEARING FOR JONATHAN DUBINSKI 
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1. Erin Ladd advised that this hearing is recessed from the January 12, 2026 and May 9, 2026 

hearings.  It 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.   

2. George Tucker, Jr. said that a plethora of new documents have been received and added to the 

index. He asked if Mr. Anastasio had received them.  There is a letter from the Ludlow Highway 

Department denying the access permit, a letter from VTRANS stating concerns, letters from 2 

abutters and a letter from the President of Vermont Rail... 

3. Thomas Anastasio said he did not receive the letters.  He said that when he met with Ron Tarbell, 

he thought he would be receiving the access permit. 

4. George Tucker, Jr. said there were 15 additional documents and asked if Mr. Anastasio would like 

to recess this hearing until the June meeting to give Mr. Anastasio the time to review and rebut the 

new documents. 

5. Mr., Anastasio agreed. 

6. MOTION by George Tucker, Jr. and seconded by Doug Sheehan to recess this hearing until 

the June meeting.  Motion passed unanimously. 

 

 

IV.  PUBLIC HEARING FOR TOM KOCH 

 

1. Erin Ladd advised that this is for a 100% Substantial improvement to an existing structure 

requiring Flood Hazard and Conditional Use review.  Erin Ladd advised that this is FHR-26-001 

and CU-26-001.  Property is located at 96 Buttermilk Falls Road in the Town Residential District.  

She said it was posted in the Town Hall bulletin Boards and the Post Office Bulletin board on the 

website on April 17, 2026, advertised in THE VERMONT JOURNAL on April 22, 2026 and 

abutting property owners were notified on April 17, 2026. Erin Ladd said the applicant submitted 

documents, Exhibit #1 into evidence. Letters have been received from Fire/Ambulance and Police 

Departments, also Ludlow Electric Department.   
2. George Tucker, Jr. administered the oath to Brendan McNamara. 

3. Brendan McNamara explained that the applicant wants to replace the existing mobile home – 

100% replacement, substantial repairs.  The unit is in the Flood Zone.  They have a letter of 

approval from the Flood Plain Manager. 

4. George Tucker, Jr. asked Brendan McNamara if they could meet the following:  above Base Flood 

Elevation (BFE), flood resistant materials, break-away walls, foundation allows passage of flood 

waters, meet setbacks. 

5. Brendan McNamara said this is a replacement of a structure not exactly damaged by the flood in 

2024.  It is not habitable.  The new structure will be a better fit for the area and possibly have use 

as residential housing. 

6. Phil Carter clarified that they will be taking out the existing unit and replacing it with a new unit 

that will meet all of the requirements.   

7. Brendan McNamara said the 1st floor and utilities will be 2.5 feet above BFE. The propane tank 

will be buried and anchored, and there will be breakaway walls 

8. George Tucker, Jr. read the first paragraph of the email from the Flood Plain manager: 

“There is one design-related concern to highlight regarding the river corridor performance 

standards, the replacement structure cannot be located closer to the river than the existing 

structure (i.e., the new structure footprint must maintain the location of the existing mobile 

home wall that is closest to the river.) 
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9. Brendan McNamara said the new structure will be in the exact same footprint. It will meet all 

setbacks and items listed by the flood plain manager. 

10. Phil Carter asked if there would be any issues with conditions in the letter from the Fire Chief. 

11. Brendan McNamara said no, they are all pretty realistic 

12. MOTION by Julie Nicoll and seconded by Doug Sheehan to close this hearing.  Motion 

passed unanimously. 

 

 

V.  PUBLIC HEARING FOR WALTER SIEGORDNER 

 

1. Erin Ladd advised that this is application for a front year setback variance from 55 feet to 48 feet.  

Total variance requested is 7 feet.  Erin Ladd advised that this is VAR-26-001.  Property owner is 

VT HEALD LLC.  Property is located at 228 Town Farm Road in the Town Residential District.  

She said it was posted in the Town Hall bulletin Boards and the Post Office Bulletin board on the 

website on April 17, 2026, advertised in THE VERMONT JOURNAL on April 22, 2026 and 

abutting property owners were notified on April 17, 2026. Erin Ladd said the applicant submitted 

documents, Exhibit #1 into evidence. Letters have been received from Fire/Ambulance and Police 

Departments, also Green /Mountain Power. Erin Ladd said the applicant submitted documents, 

ccccccc into evidence.   

2. George Tucker, Jr. asked if there is anyone present to represent this hearing. 

3. There was no one 

4. MOTION by George Tucker, Jr. and seconded by Julie Nicoll to close this hearing.  Motion 

passed unanimously. 

 
 

VI.  PUBLIC HEARING FOR MARK CASSANO 

 

1. Erin Ladd advised that this is application for a subdivision review to adjust the property line to 

Ludlow/Plymouth town line.  This is an application SUB-26-006. Property owner is Mark 

Cassano.  Property is located at 1225 East Lake Road in the Town Residential District.  She said it 

was posted in the Town Hall bulletin Boards and the Post Office Bulletin board on the website on 

April 17, 2026, advertised in THE VERMONT JOURNAL on April 22, 2026 and abutting 

property owners were notified on April 17, 2026. Erin Ladd said the applicant submitted 

documents, Exhibit #1 into evidence. Letters have been received from Fire and Ambulance 

Departments. Erin Ladd said the applicant submitted documents, ccccccc into evidence.   

2. George Tucker, Jr. administered the oath to Mark Cassano. 

3. Mark Cassano said that he has 10 acres with about ½ (5 acres) in Plymouth and 4.7 acres in 

Ludlow.  He has an existing home in Plymouth and 3 years ago built a home on the Ludlow 

acreage.  He wants to adjust the property line to separate the Ludlow portion from the Plymouth 

section, creating 2 separate lots.  There is a restriction in the existing deed for no subdivision, but he 

has contacted all of the neighbors and has a Declaration of Revised Covenants that has been 

recorded and allows the subdivision. 

4. Phil Carter asked for more clarification 
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5. Mark Cassano said that currently the parcel is all one lot and he wants to create 2 separate parcels 

and a new property line. 

6. Erin Ladd said that she has spoken with Town Counsel and they new subdivision approval for the 

mylar. 

7. George Tucker, Jr. asked if the town line is the property line 

8. Mark Cassano said no. 

9. Erin Ladd said that the mylar would be a condition of the permit 

10. Mark Cassano said Plymouth is waiting for Ludlow’s decision.  He said that Jim Allen of Plymouth 

said that Ludlow will notify them. 

11. George Tucker, Jr. said that Ludlow will send Mr. Cassano the information. 

12. Mark Cassano said the mylar is all ready. 

13. MOTION by George Tucker, Jr. and seconded by Phil Carter to close this hearing.  Motion 

passed unanimously. 

14. Mark Cassano asked when he would receive word. 

15. George Tucker, Jr. said the board has 45 days to send a decision via certified mail.  He said it 

typically takes 35 to 30 days. 

 
 

VII.  PUBLIC HEARING FOR MING ZHENG 

 

1. Erin Ladd advised that this is application for a Conditional Use and Site Plan Review for a 

proposed nine (9) unit multi-family property on the vacant lot next to 16 Bridge Street. This is 

application SITE-26-001 and CU-26-001. Property owner is Ming Zheng.  Property is located at 

Bridge Stret (Lot 59) and Bridge Street in the Village Residential Commercial District.  She said it 

was posted in the Town Hall bulletin Boards and the Post Office Bulletin board on the website on 

April 17, 2026, advertised in THE VERMONT JOURNAL on April 22, 2026 and abutting 

property owners were notified on April 17, 2026. Erin Ladd said the applicant submitted 

documents, Exhibit #1 into evidence. Letters have been received from Fire and Ambulance 

Departments, also Ludlow Electric Department. Erin Ladd said the applicant submitted documents, 

ccccccc into evidence.   

2. George Tucker, Jr. administered the oath to Ted Reeves, Christian Calemmo (abutter and interested 

party) and Ming Zheng. 

3. Ted Reeves said this application is for a conditional use permit and site plan review.  The survey 

was done by David Rose.  The documents include the survey, architectural and site plans.  There 

will be 9 units: 4 two-bedroom apartments and 5 one-bedroom apartments.  The building will be 2 

story and have one club house – common room.  Parking will be provided at one space be unit in 

the adjacent lot. 

4. Phil Carter asked about the adjacent lot 

5. Ted Reeves said the two lots have common ownership. 

6. Phil Carter asked if parking would be in perpetuity 

7. Ted Reeves said they can provide that as they did with similar projects on Main Street. 

8. Phil Carter asked about the existing building 
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9. Ted Reeves said there are 4 units in it and it will remain.  Ted Reeves said that totals 9 apartments 

in the proposed building and 4 existing units in a separate building. 

10. George Tucker, Jr. said it appears that there is nothing on that lot now. 

11. Ted Reeves said correct.  The existing building is at 16 Bridge Street and the new building will be 

at 18 Bridge Street. 

12. Julie Nicoll asked if there are 2 separate tax locations 

13. Ming Zheng said yes. 

14. Julie Nicoll asked if the units will be affordable housing 

15. Ted Reeves said they are 2 separate lots and not affordable housing units. They will be available to 

the general public. 

16. Doug Sheehan asked if they would be for buy or rent 

17. Ming Zheng said rentals. 

18. Phil Carter asked if they had seen the letter from the Fire Chief and if there were any issues. 

19. Ted Reeves said they have seen the letter and there are no issues with it. 

20. George Tucker, Jr. asked if they had seen the letter from the abutter and if they have any rebuttals. 

21. Ted Reeves said they will put screening across the back and side to soften the impact, they will 

have down-lit, dark sky lighting, they will be life-safety code compliant, the building will be 2-

story, consistent with other buildings in the area. 

22. George Tucker, Jr. asked about the screening 

23. Ted Reeves said there will be a privacy fence, but that he had not discussed landscaping with Ms. 

Zheng. 

24. George Tucker, Jr. said the board would need to know. 

25. Ted Reeves suggested a 6-foot stockade fence. 

26. George Tucker, Jr. said the board would want a written landscape plan. 

27. Christian Calemmo said that his letter voiced his concerns about: 

• Insufficient buffer and screening 

• Neighborhood compatibility 

• Lighting impacts 

• Architectural design and aesthetics – appropriate to surrounding neighborhood character 

Mr. Calemmo requested that the board consider the following conditions if approved: 

• Substantial landscaped buffer along rear of the property including dense year-round 

vegetation 

• Ongoing maintenance 

• Maintenance be enforceable condition of approval 

• Strict lighting standards 

• Architectural adjustments to ensure compatibility with neighborhood character 

• Careful attention to building placement, height and noise mitigation 

• Smaller balconies or removed entirely. 

28. George Tucker, Jr. said the letter is part of the record 

29. Ted Reeves said they will have quiet hours at the apartment from 11:00 p.m. to 7:00 a.m. 

30. Christian Calemmo asked about the hours of operation of the club house. 

31. Ted Reeves said the intent of the club house is a common, gathering place and will abide by the 

same quiet hours. 
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32. Ming Zheng said it is not a “club house.”  It is just a common space with small round tables, a TV.  

Very simple.  It will also have a laundry space and will have the same hours for the entire building. 

33. George Tucker, Jr. asked about the dumpster 

34. Ted Reeves said it will be enclosed by a fence. 

35. George Tucker, Jr. asked if it would be possible to have numbered parking spaces for each unit 

36. Ted Reeves said yes. 

37. Doug Sheehan asked about parking and road access 

38. Ted Reeves said there would be no road access to 18 Bridge Street, it would be off 16 Bridge Street 

39. John Boehrer asked about privacy on Bridge Street in front of the walkway 

40. Ted Reeves said it would have a 5’ setback. 

41. John Boehrer asked about the land 

42. Ted Reeves said there would be grass incorporated as part of the road 

43. John Boehrer said there is a blind corner and he is concerned if they put in bushes or trees. 

44. Ted Reeves said they will hold back from the edge of the road 

45. George Tucker, Jr. asked about exiting the parking lot and the line of site 

46. Ted Reeves said that the National Highway Traffic Safety Administration has specific requirements 

for line of sights.  This is a 30-mph road and we can work out safe distances. 

47. Phil Carter asked about the existing building 

48. Ted Reeves said it has 4 units. 

49. Phil Carter said that there are 4 units for 4 parking spaces and 9 spaces for the new building.  But, 

there are 17 spaces – the math is off. 

50. Ted Reeves said there is an excess of spaces 

51. Phil Carter said that the State requires one space per unit.  He said people with a 2-bedroom 

apartment may have 2 cars or have guests.  We need to be assured that there is enough parking for 

the new and existing buildings. 

52. Ted Reeves said he will discuss the parking with Ming Zheng. 

53. Julie Nicoll referred to the site plan and asked how far the opening is. 

54. John Boehrer asked if there would be privacy fencing around both properties 

55. Ted Reeves said yes 

56. John Boehrer said that the current location has crushed stone on the road side and there are bushes 

and a 6-foot fence 

57. Ted Reeves said there will be a lawn, inside the horseshoe – close off the easterly side of the 

horseshoe. 

58. George Tucker, Jr. asked about the dumpster 

59. Ming Zheng said if will be for both buildings. It will have an enclosure and not be visible from the 

street.  It will have planters and be a nice site from the driveway off Bridge Street 

60. Phil Carter asked about lighting in the parking area 

61. Ted Reeves said there should be lighting for safety – possibly 12-foot poles with full downlit 

shields 

62. Phil Carter asked about lighting along the walk from the new building 

63. Ted Reeves said there will be lights on the buildings and also 36” poles with shielded lights 

64. George Tucker, Jr. said the board will need a lighting plan, screening plan and parking license 

deeded plan. 
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65. Ted Reeves said he will get this together 

66. Phil Carter asked how high a fence may be without a permit 

67. Erin Ladd said 6.5 feet 

68. Phil Carter suggested maybe a higher – 8’foot fence would give more privacy. 

69. Ted Reeves said he will discuss that with Ming Zheng. 

70. George Tucker, Jr. asked if there would be decks on each unit. 

71. Ted Reeves said yes. 

72. Christian Calemmo said there has been an issue with bears and suggested that they consider 

protection for the dumpster. 

73. Ming Zheng said that she saw the need for more housing.  She hears the concerns about and they 

are workable and she will work with Ted Reeves and local teams. 

74. MOTION by George Tucker, Jr. and seconded by John Boehrer to close this hearing.  Motion 

passed unanimously. 

 
 

VIII.  PUBLIC HEARING FOR THE TRUSTEES OF THE GILL ODD FELLOWS HOME OF 

VERMONT, LLC. 

 

1. Erin Ladd advised that this is application to subdivide an existing 24.57-acre lot into two lots 

containing 10.63 (Lot1) and 13.94 (Lot 2) acres to be sold to future third party.  Erin Ladd advised 

that this is SUB-26-007.  Property owner is VT HEALD LLC.  Property is located at 8 Gill 

Terrace in the Village Residential District.  She said it was posted in the Town Hall bulletin 

Boards and the Post Office Bulletin board on the website on April 17, 2026, advertised in THE 

VERMONT JOURNAL on April 22, 2026 and abutting property owners were notified on April 

17, 2026. Erin Ladd said the applicant submitted documents, Exhibit #1 into evidence. Letters 

have been received from Fire/Ambulance and Police Departments, also the School District. Erin 

Ladd said the applicant submitted documents, ccccccc into evidence.   

2. George Tucker, Jr. administered the oath to Ted Reeves.  Also, Eric Alden, Angela Donohue, BJ 

Donohue, Angela Arione and Murat Teminkolv, all having interested party status. 

3. Ted Reeves said this is an application for a subdivision and the lots are to be set aside for future sale 

and development to a third party.  If, in the future someone did want to develop the property, they 

would have to go to the DRB, the State for a Water/Wastewater permit as well as ACT250. 

4. George Tucker, Jr. said development to there is no current development planned. 

5. Ted Reeves said this is a subdivision to make lots available for future sale. 

6. Doug Sheehan asked if there is a house 

7. Ted Reeves said it is not part of the subdivision. 

8. Doug Sheehan asked about a driveway 

9. Ted Reeves said not at this time, but he would suggest a separate driveway if there is future 

development 

10. George Tucker, Jr. asked if there is a deeded ROW 

11. Ted Reeves said yes 

12. George Tucker, Jr. asked if there would be any changes to existing access 

13. Ted Reeves said no, there is an existing deed. 
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14. Angela Arione said she lives at 16 Gill and the town took property away from them.  She is 

concerned that with a subdivision, it would become the driveway.  She is concerned about traffic.  

She said that Gill will retain part of it and she is concerned about access for future buyers.  

15. Murat Teminkolv said the even numbers on Gill will lose green side of the property. He doesn’t 

want to lose green.  There was supposed to be a water line there and they don’t want it to be a road. 

16. BJ Donohue lives at 12 Gill Terrace. He said that in the center of this lot, a subdivision would 

impact their driveway.  He thinks there must be 70 feet of road frontage.  He noted that from points 

80 to 68, there is only 68.61 feet and not enough for road frontage.  He added that his ROW will be 

within the subdivision and he is not sure how that would affect his driveway.  There is no access 

through this subdivision other than through his driveway. 

17. George Tucker, Jr. said, looking at the map, at point 80, it is the end of 33 feet Gill Terrace 

Highway ROW – a continuation of a town road. 

18. Ted Reeves said he does not know and will ask David Rose.  He said the road goes from north to 

east. 

19. George Tucker, Jr.  said there is a narrow strip part of the Water Department and asked if that is part 

of the town. 

20. Ted Reeves said there is an easement to the Village of Ludlow water lot. 

21. Murat Teminkolv said to the east the Water Department was supposed to make the water pressure 

better. 

22. Erin Ladd said she will research road frontage – it may be 50 feet. 

23. George Tucker, Jr. said he would like more information from David Rose on the road easement and 

property line 

24. Ted Reeves said it is owned by the Town of Ludlow – access for a water storage tank 

25. George Tucker, Jr. said it looks like the road ROW is not used 

26. Ted Reeves said no, it is not used 

27. Julie Nicoll asked about the Gill cemetery 

28. Angela Donohue said it is by her property. 

29. Doug Sheehan asked if access to the cemetery is through the Donohue property 

30. Angela Donohue said yes and she does not see how a new road could be built. 

31. BJ Donohue said they pay for paving and maintenance of the road and this would affect that. 

32. George Tucker, Jr. said that no development is proposed at this time and in the future, if someone 

wanted to develop the land, they would have to come to the DRB 

33. MOTION by George Tucker, Jr. and seconded by Doug Sheehan to close this 

hearing.  Motion passed unanimously. 

 
 

 

IX.  PUBLIC HEARING FOR MATTHEW MCCLALLEN – POSTPONED UNTIL THE JUNE 

MEETING 

 

 

X.  PUBLIC HEARING FOR TODD & KIM GUTHRIE 
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1. Erin Ladd advised that this is application to modify permit to enclose front entry deck to 

incorporate space into the mudroom.  Erin Ladd advised that this is 128-98-PUD, Amendment #74.  

Property owners are Todd and Kim Guthrie.  Property is located at 198 Okemo Trailside Ext. Unit 

43D in the Mountain Recreation District.  She said it was posted in the Town Hall bulletin Boards 

and the Post Office Bulletin board on the website on April 17, 2026, advertised in THE 

VERMONT JOURNAL on April 22, 2026 and abutting property owners were notified on April 

17, 2026. Letter was received from the Fire/Ambulance Department. Erin Ladd said the applicant 

submitted documents, Exhibit #1 into evidence. Erin Ladd said the applicant submitted documents, 

ccccccc into evidence.   

2. George Tucker, Jr. administered the oath to Kim Guthrie and Todd Guthrie. 

3. Kim Guthrie said they want to modify the front entry.  She said that about 35 to 40% of the other 

units have already done this.  They will enclose the entry – about 9’ x 7’. Thery have notified the 

other owners. 

4. George Tucker, Jr. asked if they had seen the letter from the Fire Chief. 

5. Kim Guthrie said yes and their contractor will install a fire-safe door between the 2 units 

6. Phil Carter asked if the footprint would be expanded 

7. Kim Guthrie said no 

8. Doug Sheehan asked about a foundation 

9. Kim Guthrie said they would put in a foundation underneath 

10. John Boehrer asked if the drawing is a mirror image 

11. Kim Guthrie said yes. 

12. Doug Sheehan asked if they would be moving the bathroom 

13. Kim Guthrie said no 

14. MOTION by George Tucker, Jr. and seconded by Doug Sheehan to close this 

hearing.  Motion passed unanimously. 

 
  

VI.  MINUTES- MARCH 9, 2026 and APRIL 13, 2026 

 

1. March 9, 2026 

a. Julie Nicoll asked if the board would table the minutes until their next meeting as she had not 

reviewed them. 

2. April 13, 2026 

a. George Tucker, Jr. noted that the date at the top should read April 13, 2026, not March 9, 

2026 

b. Julie Nicoll noted that on page 3, item III (38) should read “…George Tucker, Jr. asked Mr. 

Votto asked if he has any questions.” 

c. Julie Nicoll asked about page 4, item IV (10). 

d. Phil Carter said he was the applicant kept referring back to testimony at a previous hearing 

and he wanted to make it clear that this is a new, different hearing. 

e. Julie Nicoll noted that on page 4, item IV (22) should read, “…and if none are shown, the 

drawing lot is as it is.” 
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f. MOTION by Julie Nicoll and seconded by Doug Sheehan to approve the minutes from 

April 13, 2026 as corrected.  Motion passed unanimously. 

 

 

 

 

VII. OTHER BUSINESS 

 

1. None 

 

VIII. ADJOURN 

 

1. MOTION by George Tucker, Jr. and seconded by Phil Carter to adjourn. Motion passed 

unanimously.   

2. Meeting adjourned at 7:12 p.m. 

 

 

Respectfully Submitted 

Lisha Klaiber 

 

 

____________________________________ 

George Tucker, Jr., Chairman 

____________________________________ 

Julie Nicoll 

 

____________________________________ 

John Boehrer  

 

____________________________________ 

Doug Sheehan 

 

 

____________________________________ 

Phil Carter 

 

 

 


