
1 

 DEVELOPMENT REVIEW BOARD 

 

MEETING AGENDA 

 

Monday, June 8, 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 – June 8, 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 Cory Frehsee - 0 Mountain Road Richard Owen - All 

Michael Buonopane - 14 Main & 

158 Main 

Diane Kelly - 81 Pleasant  Ted Reeves – Okemo 5, Zheng 

Ed D’Ottavio - Okemo 5 LLC Steve Kelly - 81 Pleasant Cory Sherwood - 14 Main & 158 

Main 

Frank Ellison - 158 Main Brannen  Knott - Mountain Road Sherry Tucker - All 

 Lyle Fishell - 16 Bridge James Mitchell - Okemo 5 Ming Zheng - 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. noted that for agenda item #5, the hearing for Matthew McClallen was not opened, 

it was not recessed and for agenda item #9, Minutes, should have included Re-organization Meeting 

on May 11, 2026 and March 9, 2026.  The minutes from April 12, 2026 were reviewed at the meeting 

on May 11, 2026. 

 

 

III.   RECESSED PUBLIC HEARING FOR JONATHAN DUBINSKI 
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1. George Tucker, Jr. asked if anyone is present for the applicant.  Noting that one was present, he asked 

if anyone else would like to speak 

2. Steve Kelly said that he had previously sent a letter of concern. 

3. George Tucker, Jr. asked if Mr. Kelly had been following the information on this hearing and if there 

were any new items 

4. Mr. Kelly said he has followed the hearing and he had no further comments 

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

unanimously. 

 

 

IV.  RECESSED PUBLIC HEARING FOR MING ZHENG 

 

1. George Tucker, Jr. 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.  H said it was 

recessed from the May 9, 2026 meeting.  George Tucker, Jr. reminded all who had spoken at the last 

hearing that they are still under oath (Ted Reeves and Ming Zheng.) 

2. Ted Reeves said that since the last meeting, he has submitted:  a license for parking, revised lighting 

plan with information on fixtures. He said there will be 4 wall mounted lights on the sides of the 

building, an updated site plan, updated parking plan and relocation of dumpster, and a 6-foot-high 

privacy fence along the east border, with plantings for the abutters. 

3. Phil Carter said that at the last meeting, they discussed an 8’ fence. 

4. Ted Reeves said that the Town of Ludlow Zoning regulations state that a fence over 6.5’ high may be 

installed with special approval.  If this is a condition of the permit, they can do it. 

5. Phil Carter asked about the plantings and if they would be year-round 

6. Ted Reeves said they are shown in the West border, (note that he corrected the comment made earlier 

- not east, but west border.)  They will plant firs and spruce trees 

7. Doug Sheehan asked if the buildings would have cellars 

8. Ted Reeves said no 

9. Doug Sheehan asked if they were affected by past floods 

10. Ted Reeves said not that he is aware of, but the site is flat and tips toward the northwest.  There will 

be drainage structures on the property. 

11. Doug Sheehan asked about the stream from South Hill. 

12. Phil Carter asked about parking 

13. Ted Reeves said there is a license agreement (similar to the one for 130 and 136 Main) that designates 

9 spots at 16 Bridge Street for parking for the new residences -making a total of 13 spaces. 

14. Phil Carter asked about the distance between the 2 buildings 

15. Lyle Fishell said 8 feet. 

16. Ming Zheng referred back to the question about the floods and said that the property was not 

impacted by the floods 

17. Phil Carter said that he is concerned about the 8’ corridor if there were a fire and how the fire 

department would enter into the space 
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18. Ted Reeves said it is a common corridor 

19. Phil Carter asked if that would be the only exit 

20. Lyle Fishell said the hall has 2 ways out to the street.  The walls and doors have a one-hour rating and 

a fire would be contained. 

21. George Tucker, Jr. asked if Lyle Fishell had been sworn in. 

22. Lisha Klaiber referred back to the minutes of May 11, 2026 and said no 

23. George Tucker, Jr. administered the oath to Lyle Fishell.  He asked Mr.  Fishell if his earlier 

testimony was all true 

24. Lyle Fishell said yes. 

25. Phil Carter asked if the 8’ corridor would be sprinkled? 

26. Lyle Fishell said if the Fire Chief requires it, they will do it. 

27. Ted Reeves said that they still have to contact the Division of Fire Safety for a permit and will comply 

with any requirements set by them. 

28. Erin Ladd said that they have the ability to serve letter from Fire Chief Whalen wrote that “The 

building shall be equipped with an NFPA 13 sprinkler system. The Fire Department Connection 

(FDC) shall be a 5” Storz.”  

29. MOTION by John Boehrer and seconded by Doug Sheehan to close this hearing. Motion passed 

unanimously. 

 

 

V. OPEN PUBLIC HEARING FOR MATTHEW MCCLALLEN   

 

1. Erin Ladd advised that this is an application for preliminary site plan review of a proposed nine (9) lot 

subdivision on an existing 11.81-acre lot prior to a complete subdivision application.  This is 

application PRE-SUB-26-008. The property is located at 306 Mountain Road 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 into evidence.   

2. George Tucker, Jr. administered the oath to Cory Frehsee. 
3. Cory Frehsee said that they want to subdivide an 11.8-acre lot that is above Moonshadow Drive at 

Solitude on Okemo.  The plot is undeveloped and has mature trees.  The north line is Coleman Brook 

and there will be a 50’ buffer from the brook.  There are no known wetlands. 
4. Phil Carter asked about the green area on the site plan 
5. Cory Frehsee said that shows slopes of 15% to 25%.  He said that access road slope is 12% and there 

will be lines that will connect with the sewer lines at Jackson Gore.  There will be a drilled well for 

each lot and the well shields will all be within the 11.8-acre parcel.  He is asking for feedback now 

and said they are still working on the driveways. 

6. Julie Nicoll asked about bear habitat. 
7. Cory Frehsee said that based on VT GIS, they did not see any bear habitats in that area 
8. Erin Ladd said that based on the ANR critical habitat as shown on GIS, bear habitat is not shown in 

that area. 

9. Phil Carter said that the board will ask for storm water mitigation and water retention on site 
10. Cory Frehsee said they will apply for a State Stormwater permit. 
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11. Phil Carter said that the state has requirements for a set percentage of new impervious surfaces. 
12. George Tucker, Jr. asked if there are slopes over 25% 
13. Cory Frehsee said, yes, showing the areas on the maps C1 and C3 are steeped than 25% 
14. George Tucker, Jr. asked if that is what Mr. Frehsee believes to be the least impactful to steep slopes. 

15. Cory Frehsee said yes, but this is only the preliminary site plan.  He added that he is aware of the 

subdivision regulations and fragile area mitigation.  They will be building on the flatter sections of the 

parcels. 

16. Phil Carter asked the elevation. 
17. Cory Frehsee said where it leaves Moonshadow Drive, it is about 1,900 feet, and at the top about 

2,020 feet. 
18. Phil Carter asked what is above the proposed project area 

19. Cory Frehsee said woods and ski trails - showing them on the map.  This would be above most homes 

on the mountain. 
20. Phil Carter said that when Jackson Gore was being planned, the state conditioned it as a Bear 

Migration Corridor, in the fall - from the Massachusetts border to the Central Green Mountains.  He 

suggested that Mr. Frehsee may have to pull that permit for elevation and parts of Jackson Gore.  The 

bear move through that area.  They want to make sure about any State restrictions on Jackson Gore. 

21. Cory Frehsee said he will look for the maps 
22. Phil Carter said it would be in the Jackson Gore permit.  It was a big issue and he thinks it will be in 

the town permit. 
23. John Boehrer asked if Moonshadow is part of an association 

24. Cory Frehsee said he can look into it.  He said this subdivision project will have an association and 

covenants.  He doesn’t know about Moonshadow. 
25. George Tucker, Jr. asked if Cory Frehsee has any questions for the board 
26. Cory Frehsee asked if the board will provide additional comments in writing. 

27. George Tucker, Jr. said yes, it may include minutes and formal report with any additional comments. 
28. Cory Frehsee said he will work with the Fire Chief on truck access. 
29. George Tucker, Jr. suggested that Cory Frehsee reach out to Chief Whalen.  He may have specific 

comments and does have a standard letter regarding cul-de-sacs. 

30. MOTION by George Tucker, Jr. and seconded by Doug Sheehan to close this hearing.  Motion 

passed unanimously. 
 

 

VI   PUBLIC HEARING FOR OKEMO 5, LLC 

 

1. Erin Ladd advised that this is an application for an amendment to modify Condition #5 of the 

November 17, 2025 DRB decision regarding number and location of required parking spaces.  

Additional parking is available per Village Zoning Section 530.3.  This is application 510-25-CU, 

Amendment #1.  This project is located at 130 Main 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 May 19, 2026, advertised in THE VERMONT JOURNAL on May 19, 2026 and 

abutting property owners were notified on May 19, 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 into evidence.   

2. George Tucker, Jr. swore in Ted Reeves. 
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3. Ted Reeves said that in the prior decision, they required 24 parking spaces, 18 in the lot behind the 

building.  They received a parking license from 136 Main Street to utilize 6 of their spaces.  However, 

he realized that 2 of the proposed apartments will be 3-bedroom, meaning that they will need an 

additional 2 spaces.  They would like to designate 2 of the spaces behind TPW and “borrow 

them.”  Per Section 530.3.4 of the Village Zoning Regulations - “In making a determination, the 

Development Review Board shall consider the requirements of Sections 530.1 and 530.2 for the new 

use, the feasibility of establishing additional parking spaces on the property, and the availability of 

off-site spaces on adjacent property, in municipal parking lots or on the street.”  The municipal lot is 

within 1,000 feet of the property - 840 feet to the front door.  They are asking the DRB to grant us the 

ability to use 2 spaces for non-residential uses. 

4. Phil Carter advised that the town doesn’t own, but leases that lot.  He asked what would be the plan if 

the Town could no longer lease the lot. 

5. Ted Reeves said they will have one 

6. Phil Carter said this has been brought up several times. 

7. Ted Reeves said an alternate would be on-street - 2 spaces on Main Street 

8. George Tucker, Jr. asked the number of spaces in front 

9. Ted Reeves said 1 and 2 across the street 

10. Doug Sheehan said the 2 across the street are in front of the American Legion 

11. MOTION by Phil Carter and seconded by Doug Sheehan to close this hearing.  Motion passed 

unanimously. 

 

 

VII.  PUBLIC HEARING FOR MDB PROPERTIES, LLC 

 

1. Erin Ladd advised that this is a non-substantial improvement to an existing structure located in the 

floodway, requiring both Flood Hazard Review and Conditional Use Approval. The property is 

located at 14 Main Street in the Village Residential-Commercial District.  This is applications FHR-

26-002 and CU-26-003.  She said it was posted in the Town Hall bulletin Boards and the Post Office 

Bulletin board on the website on May 19, 2026, advertised in THE VERMONT JOURNAL on May 

19, 2026and abutting property owners were notified on May 19, 2026. Erin Ladd said the applicant 

submitted documents, Exhibit #1 into evidence.   

2. George Tucker, Jr. swore in Michael Buonopane. 

3. Michael Buonopane said that they want to re-open the existing car wash.  They will have to change 

the equipment and need more floor space.  They want to add a 6’ cinder block wall to the back to the 

building to enable them to house the new equipment. 

4. Phil Carter asked if there would be a rail inside 

5. Michael Buonopane said there would be a rail to where the building ends - 6’ for where the 

equipment goes around. 

6. George Tucker, Jr. asked Michael Buonopane if he is aware of the letter from Kyle Medash’s letter 

that “Per Section V (F)(2), for all proposed new encroachments and above grade development, a 

hydraulic and hydrologic analysis is required to determine that the proposed development will not 

result in any increase in flood levels and base flood velocities or not increase any risk to surrounding 

properties, facilities or structures.”  The letter continued, “However, if adequate measures are 
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proposed to ensure that passage of floodwaters through the structure during flood events, such as 

automatic door-opening systems or flood vents, the hydraulic and hydrologic analysis may be able to 

be waived.” 

7. Michael Buonopane said it was existing and there is no additional impact here. 

8. George Tucker, Jr. added that there is also an automatic door opener. 

9. Michael Buonopane said that is exactly what we do, front and back. We also have remote access by 

software.  There is back flow prevention which will be installed. 

10. George Tucker, Jr. asked if the utilities will be raised out of the flood plain  

11. Michael Buonopane said yes. 

12. John Boehrer asked if there would be any changes to the front of the building 

13. Michael Buonopane said only the doors 

14. John Boehrer asked if there would be any changes to the parking 

15. Michael Buonopane said if anything, there would be more.  People can vacuum in the back and 

people won’t be leaving their cars 

16. John Boehrer referred to page 10 and asked if there is a turning plan. 

17. Michael Buonopane said yes. 

18. Doug Sheehan asked about outside lighting 

19. Michael Buonopane said mostly inside.  There will be cosmetic, safety lighting out front. 

20. George Tucker, Jr. said this board asks for dark sky, fully down-lit shielded lights 

21. Michael Buonopane said absolutely 

22. Doug Sheehan asked when they would be open 

23. Michael Buonopane said they would open about 7:30 a.m. and in the winter, probably close around 

6:00 p.m. and in the nice weather, close about 8:00 to 9:00 p.m. 

24. Phil Carter asked if it would have 2 automatic and one self-bay 

25. Michael Buonopane said yes 

26. Doug Sheehan asked about kiosks. 

27. Michael Buonopane said there would be 2.  The self-operated would have a meter in the bay.   

28. All would be credit card only, no cash. 

29. George Tucker, Jr. asked if Michael Buonopane had seen the letter from Chief Whalen and are there 

any concerns. 

30. Michael Buonopane said he spoke with the Chief today and there are no concerns, 

31. MOTION by Doug Sheehan and seconded by John Boehrer to close this hearing. 

32. George Tucker, Jr. swore in Eric Alden. 

33. Eric Alden said that other car washes have instructions with very loud voices. 

34. Michael Buonopane said they all have a voice option.  He said that he owns the building and has a 

tenant as well as the restaurant.  It won’t be an issue 

35. Doug Sheehan asked if someone would be on-site at all times 

36. Michael Buonopane said no.  He added that he owns 8 properties and has a person who can handle the 

car wash. 

37. Doug Sheehan asked if there would be a phone number to call. 

38. Michael Buonopane said yes, and signage with visible contact numbers 

39. Motion passed unanimously. 
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VIII.  PUBLIC HEARING FOR LUDLOW REALTY INVESTMENTS, LLC 

 

1. Erin Ladd advised that this is an application to renovate existing vacant third floor into three (3) 

1bed/1 bath apartments requiring a variance for minimum lot size.  Parking is provided per Village 

Zoning Section 530.3(2).  This is application number VAR-26-002. The property is located at 158 

Maon 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 May 19, 2026, advertised in 

THE VERMONT JOURNAL on May 19, 2026and abutting property owners were notified on May 

19, 2026. Erin Ladd said the applicant submitted documents, Exhibit #1 into evidence.   

2. George Tucker, Jr. swore in Michael Buonopane, Frank Ellison and Eric Alden. 

3. Michael Buonopane said the building is where Blue Sky is located.  There are 3 existing apartments 

on the 2nd floor and the 3rd floor is open space.  He would like to construct 3 one bedroom, one bath 

apartments.  The lot is undersized. 

4. George Tucker, Jr. said that variances are governed by the State and there are 5 criteria.  He asked the 

questions: 

5. Are there unique physical circumstances or conditions, including irregularity, 

6. narrowness, or shallowness of lot size or shape, or exceptional topographical or other 

7. physical conditions peculiar to the particular property, and that unnecessary hardship is 

8. due to such conditions, and not the circumstances or conditions generally created by the 

9. provisions of the zoning regulation in the neighborhood or district in which the property 

10. is located? 

11. Michael Buonopane said the lot is undersized. 

12. Because of such physical circumstances or conditions, is there no possibility that the 

13. property can be developed in strict conformity with the provisions of the zoning 

14. regulation and is the authorization of a variance is therefore necessary to enable the 

15. reasonable use of the property? 

16. Michael Buonopane said not without a variance. 

17. Has the unnecessary hardship not been created by the appellant? 

18. Michael Buonopane said it was not created by the applicant and has been there since the building was 

constructed in 1900. 

19. Will the variance, if authorized, not alter the essential character of the neighborhood or 

20. district in which the property is located, substantially or permanently impair the 

21. appropriate use or development of adjacent property, reduce access to renewable energy 

22. sources, nor be detrimental to the public welfare? 

23. Michael Buonopane said no, it will not alter the character of the area and not be detrimental. 

24. Will the variance, if authorized, represent the minimum variance that will afford relief 

25. and will represent the least deviation possible from the zoning regulation and from the plan. 

26. Michael Buonopane said it will be the minimum variance and least deviation 

27. Doug Sheehan asked about a fire escape 

28. Michael Buonopane said there is one in the rear of the building 

29. George Tucker, Jr. asked if Michael Buonopane has seen the letters from the Fire and Police Chiefs 

30. Michael Buonopane said yes and he has spoken to both of them 
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31. Phil Carter asked about the 2nd floor 

32. Mbd said there are 3 residential units that are occupied. 

33. Phil Carter asked about parking 

34. Michael Buonopane said there is ample parking at 211 Main Street, it has 22 spaces and is 532 feet 

from the building 

35. Phil Carter said it is the AV store by Shaw’s and it is sure-pac. 

36. George Tucker, Jr. asked if there will be signage for the parking 

37. Michael Buonopane said yes 

38. Julie Nicoll asked if the apartments are for year-round residents 

39. Michael Buonopane said yes 

40. Doug Sheehan asked Michael Buonopane to show the location of the fire escape on the drawings 

41. Michael Buonopane did, and explained that it runs along the back of the building and the corridor 

runs along the fire escape. 

42. Phil Carter asked if someone was coming in with groceries or there was a furniture delivery, would 

they park on Main Street 

43. Michael Buonopane said for groceries, down the street, but deliveries would park on Main Street 

across from the building 

44. George Tucker, Jr. asked if there are any other spaces for the 2nd floor parking 

45. Michael Buonopane said there never was.  There are 10 parking spaces at 211 Main now. 

46. Eric Alden said that the town is working to encourage housing and this would fill some of the need. 

That floor was always empty.  He encouraged the board to push this project and use the under-utilized 

space 

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

passed unanimously. 

  

 

IX.  MINUTES- MARCH 9, 2026 and MAY 11, 2026 RE-ORGANIZATION AND REGULAR 

MEETING 

 

1. March 9, 2026 

a) Julie Nicoll noted that on page 2, item #3, should read, “On the facing of the canopy, they will put 

signs…” 

b) Julie Nicoll noted that on page2, item #23, should read, “they have objections, but may put up 

guard rails.” 

c) Julie Nicoll noted that on page 3, item #26, should read, “...that a 5-gallon gas spill would 

explode.” 

d) MOTION by Julie Nicoll and seconded by Doug Sheehan to approve the minutes from 

March 9, 2026 as corrected.  Motion passed unanimously. 

 

1. MAY 11, 2026 RE-ORGANIZATION 

a) MOTION by John Boehrer and seconded by Doug Sheehan to approve the minutes from 

May 11, 2026 Re-Organization Meeting as presented.  Motion passed unanimously. 
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1. MAY 11, 2026 REGULAR MEETING 

a) John Boehrer noted that on page 3, item #1, the last line multiple ccc’s should be struck out. 

b) Phil Carter noted that on page 4, item # 6 should read, “... and they need subdivision approval…” 

c) Phil Carter noted that on page 4, item VII, 3 should read, “Parking will be provided at one space 

per unit…” 

d) Julie Nicoll noted that on page 7, item #1, the last line multiple ccc’s should be struck out. 

e) Phil Carter noted that on page 9, item V, 3 should read, “They have notified the other owners.” 

f) MOTION by Doug Sheehan and seconded by Phil Carter to approve the minutes from 

regular meeting on May 11 2026 as corrected.  Motion passed unanimously. 

 

 

X. OTHER BUSINESS 

 

1. None 

 

XI. ADJOURN 

 

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

unanimously.   

2. Meeting adjourned at 7:07 p.m. 

 

 

Respectfully Submitted 

Lisha Klaiber 

 

 

____________________________________ 

George Tucker, Jr., Chairman 

____________________________________ 

Julie Nicoll 

 

____________________________________ 

John Boehrer  

 

____________________________________ 

Doug Sheehan 

 

 

____________________________________ 

Phil Carter 

 

 

 


