MINUTES
ST. ALBANS CITY DEVELOPMENT REVIEW BOARD
REGULAR MEETING
ST. ALBANS CITY HALL, 100 NORTH MAIN STREET
6:30 PM, MONDAY, MARCH 2, 2026

Approved 4.6.2026
Members of the Board Present: IN PERSON: Rick Coon, Vice Chair; Dick Thayer; Becky Manahan
Members of the Board Absent: Rebecca Pfeiffer, Chair; Emily Biron; Jan Appel, Alternate

Members of City Staff Present: IN PERSON: Sara Bennett, Property Services Manager; Katie Haseltine, Minute
Taker

Members of the Public Present: IN PERSON: Crystal Solomon; David Solomon; Chris Potter (Stewarts Shops); JoAnn
Manahan VIA ZOOM: Molly Russell (Stewarts Shops)

A. BEGIN RECORDING AND OPEN MEETING — R. Coon called the meeting to order at 6:33 PM.
1. Pledge of Allegiance - R. Coon led the pledge of allegiance.
2. Assign Alternate(s) if necessary) - R. Coon does not assign any alternates for the night.
3. Consider any additions or deletions to agenda.
1. S. Bennett notes the request to recess for Case 2025-014, Case 2025-015, and Case 2026-001.
B. DEVELOPMENT REVIEW SEGMENT - PUBLIC HEARINGS

1. Continuation: Case 2025-014 Conditional Use Review & Case 2025-015 Site Plan Review / Amber &
Shaun Sullivan / 20 Locke Terrace / Parcel 26053020. Conditional Use Review & Site Plan Review for a
new storage building. This property is located in the S-IND Service-Industrial Zoning District.

1. R. Coon opens case 2025-014 and Case 2025-015. S. Bennett shares the applicant has requested to
recess until the April meeting. Motion by D. Thayer to recess until April 6, 2026. Seconded by B.
Manahan. Motion passed with all in favor.

2. Continuation: Case 2026-001 Combined Review / Mac Broich / 37 Bank St. / Parcel 14005039.
Request to convert a preexisting barn into a dwelling unit, requiring a Variance for setbacks,
Conditional Use Review per transitional Lo Development, and site Plan Approval. Property is located in
Residential 7500 and DR-1 Transitional Downtown Design Review District.

1. R. Coon opens case 2025-001. S. Bennett shares the applicant has requested to recess until the
April meeting. Motion by D. Thayer to recess until April 6, 2026. Seconded by B. Manahan.
Motion passed with all in favor.

3. Case 2026-003 Section 521 Review / JoAnn & Mike Manahan / 24 Thorpe Avenue / Parcel
225085024. Section 521 Review for a 3rd accessory structure/shed. This property is located in the R87
Residential 8700 Zoning District.

1. R. Coon opens case 2026-003. S. Bennett and J. Manahan take their oath. R. Coon asks the board
members if they any ex parte communication or conflict of interest. B. Manahan shares that M.
Manahan is her husband’s cousin and J. Manahan is his wife, but states that will not be a conflict of
interest. Otherwise, no board members have any ex parte communication or conflict of interest.

2. S. Bennett summarizes the staff report drawing attention to the highlighted items.

3. J. Manahan introduces herself and states that one of the pre-existing sheds has been there about
25 years and the other pre-existing shed could date back to before 2011. She also is confident that
neither of the sheds exceed the height maximum of 17 feet. Lastly, J. Manahan explains that the
existing sheds are all on rock beds for good drainage.

4. B. Manahan asks if the sheds are 10 feet away from the boundary line. J. Manahan confirms.

5. R. Coon asks about the height of the sheds and if it can be added to the sketch. J. Manahan clarifies
if they would want the height to the peak. R. Coon confirms. J. Manahan will do that.

Page 1 of 3



4.
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6. Public Comment - None.

7. Motion by B. Manahan is to close Case 2026-003. Seconded by D. Thayer. Motion passes with all
in favor.

Case 2026-004 Site Plan Review / Stewarts Shops Corp / 277 North Main Street / Parcel 11063277.

Site Plan Review for a rear addition on the main building. This property is located in the B2 Transitional

Business District and the DR-4 Gateway Design Review District.

1. R. Coon opens Case 2026-004. R. Coon asks the board members if they any ex parte
communication or conflict of interest. No one does. S. Bennett, C. Potter, M. Russell, C. Solomon,
and D. Solomon take their oath.

2. S. Bennett summarizes the staff report drawing attention to the highlighted items.

3. C. Potter introduces himself, representing Stewarts Shops, and summarizes the project intentions
of constructing a 15-foot addition to the rear of the building that would allow them to bring in
products that they carry with the chance from Jolly’s to Stewart’s. This addition would allow them
to have a walk-in cooler and walk-in freezer to store products that they currently don’t have the
room for. C. Potter estimates construction will take about 8 weeks from start to finish and they will
be staying open throughout ha time. C. Potter confirms that they have updated their site plan to
reflect the recommendations made by the DAB on February 23rd, which included specific siding
color (dark red) and trim requirements as well as shifting the HVAC unit placement to the north
side due to grade changes.

4. D. Thayer asks what the new distance from the addition to the end of the property line. C. Potter
confirms that it will be 16 feet.

5. B. Manahan asks if they have a plan for the grade change. C. Potter explains that they would build
into the hill and the foundation wall would extend about 5.5 feet. B. Manahan asks about the
vegetation and cedars along that area. C. Potter notes that they will likely have to trim it slightly. S.
Bennett shares that many years ago, prior owners were required to put in the cedar hedge as a
buffer in a separate site plan review approval.

6. S. Bennett asks when they plan on starting. C. Potter could start as early as April pending
permitting and approvals. S. Bennett explains that approvals are given a 2-year timeline, so if an
applicant anticipates needing more time, it is always recommended to request it now rather than
having to re-apply down the road.

7. R. Coon asks if C. Potter would be able to add the missing dimensions. C. Potter points out that the
setbacks are on the S-1 drawing, but they are a little hard to see. S. Bennett asks if the parking area
dimensions can be added. C. Potter can be sure that is added.

8. R. Coon asks if there is any parking being lost on the south or north sides. C. Potter explains that
they would lose one on the south side where the delivery door is being added.

9. Public Comment

1. D. Solomon is concerned about them digging Into the bank, highlighting that he’s noticed their
yard has slowly sloped down over the years. He also adds that Jeremy Lawless (contractor for
the project) spoke with his wife and stated that from the back of their shed all the way to the
edge, they plan on removing all the cedars. D. Solomon and C. Solomon are concerned with
this in terms of losing that buffer and how it will affect the aesthetics of their home.

2. C. Solomon seeks clarification about the drainage. C. Potter explains that there will be an
under drain put in place to divert any water from their property to a stone trench that will
then direct it to existing drainage on the site.

3. D. Solomon asks about the compressor units location. C. Potter confirms they will be taken
from the roof and moved lower to make maintenance easier, but also be better for neighbors
since they won’t be as visible.

4. C. Solomon adds that she was happy to hear that the condenser units will be quieter as that
hasn’t been great to listen to in the past.




5. D. Solomon last question is how this project might affect their property value. S. Bennett
shares that she is also the city assessor and can confirm it doesn’t affect their property directly
at all. This project does not warrant any changes to the valuation, noting they are already
beside a gas station. However, S. Bennett does acknowledge the possibility that it could
change the marketability of their property, but that is not taken into account by the City for

taxation and valuation purposes.
10. Motion by D. Thayer is to close Case 2026-003. Seconded by B. Manahan. Motion passes with

all in favor.
C. OTHER BUSINESS
1. Planning & Development update - None.
2. Enforcement update - None.
3. Approval of Meeting Minutes - 2/2/26
1. B. Manahan and S. Bennett note a few minor changes.
2. Motion by B. Manahan to approve the minutes as presented with the edits noted. Seconded by

D. Thayer. Motion passes with all in favor.
4. Confirm next meeting date and time. - Monday, April 6th, 2026.
1. R. Coon confirms next meeting.
5. Other. - None.

D. PUBLIC COMMENT - None

E. ENTER DELIBERATIVE SESSION
A. Motion by D. Thayer to adjourn. Seconded by B. Manahan. Motion passes with all in favor.

B. R. Coon adjourns meeting at 7:32 PM.
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