MEETING MINUTES
ST. ALBANS CITY PLANNING COMMISSION
ST. ALBANS CITY HALL, 100 NORTH MAIN STREET
5:30 PM TUESDAY., DECEMBER 9, 2025

Approved January 20, 2026

Commission Members Present: Denise Smith, Chair; Carl Watkins, Vice Chair (Via
Zoom); Ray Stahl; Michael Nicholas; Dan Rohrbach; Janis Appel; Michael Gawne,
Alternate;

Commission Members Absent: Tanner McCuin

City Staff present: Chip Sawyer, Director of Planning and Development; Gratia Rowell,
Planning and Development Assistant; Paul Olshan, Minute Taker

Members of the public present: Luke Slomba, Regional Planner at NRPC; Pat Doherty;
Lindsay Hunn

1. D. Smith began the meeting at 5:34 PM.
o The attendees introduced themselves.
o M. Gawne was assigned as a voting member.
© No public comment on non-agenda items, or additions/deletions to the agenda.

2. Public Hearing for City Plan

o D. Smith, as Chair of the Commission, formally thanked C. Sawyer, the NRPC
planners, and other commission members who helped get the new St. Albans City
Plan constructed. Once this got presented, it would go to the City Council for
adoption.

o C. Sawyer presented the final draft of the City Plan. He also mentioned the fast-
tracked nature of the City Plan’s construction so it could be included in the
Northwestern Regional Plan. But if anything was missed, amendments could be
added in 2026.

o C. Sawyer went through a brief introduction of each chapter, what they
represented, and some of the goals, objectives, policies, and actions listed in each
one. The Planning Commission noticed an error where one of the title sections
was missing, which would be addressed in the final draft.

o R. Stahl asked a question about the TIFF district on page 39 in relation to the
graph that shows the grand list value. C. Sawyer described what this graph
represented and why the TIFF district was performing better than others in the
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state of Vermont. There was a discussion about what the city’s finances would
have looked like without the TIFF district. C. Sawyer would like to add more
information about the reappraisal in 2026.

o C. Sawyer commented that he’ll need to add NCSS to the list of acronyms
presented at the end of the plan.

o R. Stahl asked about the graph on page 48 in relation to the growth of several
communities in relation to St. Albans City. The Planning Commission agreed that
there would be a conversation about growth targets in 2026.

o C. Sawyer, in relation to the Land Use Chapter (Chapter 9), mentioned he might
add verbiage related to seeking a 1A exemption to Act 250 in 2026.

o There was a discussion about what was required from the City Plan’s “regional
role” section for the Regional Plan. L. Slomba gave an overview of how the
Regional Plan is constructed and what is mandated by the state.

o C. Sawyer gave the next steps for the City Plan, how it gets adopted, and how it
might get amended in 2026. This includes an NRPC subcommittee reviewing the
plan, as well as the City Council holding two public hearings in January and
February, before considering adoption.

With the hearing concluded, there was no public comment

C. Sawyer gave the commission a timeline in case any last-minute changes were
agreed upon, as well as how the city council might change the plan when it’s
reviewed. C. Sawyer specified that once the city plan is adopted by the city
council, the Planning Commission can begin to adjust zoning, but it will still need
to be reviewed by the NRPC.

o C. Sawyer presented the proposed changes to the 12/9 draft of the City Plan
before referring it to the City Council for consideration of adoption.

o M. Gawne motioned to approve the city plan as now prepared and to adopt
therein the revisions set forth in C. Sawyer’s memorandum for the proposal
of the city plan draft to be sent before the city council. Seconded by R. Stahl.
The motion passed with all in favor. No additional discussion
C. Watkins was concerned about the table on page 52 and what it represented.

R. Stahl motioned to allow C. Sawyer editorial discretion to make necessary
changes per the discussion had about the city plan. Seconded by D.
Rohrbach. The motion passed with all in favor. This would include data
categories of table 2 in the memo presented by C. Sawyer, as well as several
items in Chapter 4.

o J. Appel motioned to refer the City Plan draft as discussed to the city council
to consider adoption. R. Stahl seconded. Seconded by C. Watkins. The
motion passed with all in favor. No additional discussion.

3. GQGeneral Business
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The next meeting would be January 20, 2026.

The February meeting would be on February 17, 2026.

C. Sawyer gave an overview of how amendments could be made to the city plan
in 2026.

4. D. Smith adjourned the meeting at 7:10 PM.
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