MINUTES
ST. ALBANS CITY PLANNING COMMISSION
REGULAR MEETING
ST. ALBANS CITY HALL, 100 NORTH MAIN STREET
5:30 PM TUESDAY, JANUARY 21, 2025

Approved February 24, 2025

Commission Members Present: Denise Smith, Chair; Michael Gawne, Alternate; Dan
Rohrbach; Michael Nicholas; Tanner McCuin; Janis Appel

Commission Members Absent: Carl Watkins, Vice Chair; Ray Stahl;

City Staff present: Chip Sawyer, Director of Planning and Development; Paul Olshan, Minute
Taker (Via Zoom)

Members of the public present:

1. D. Smith began the meeting at 5:36.

o

The members of the Planning Commission introduced each other, since there
were new members attending.

C. Sawyer reminded the new members about how to present information to the
commission without violating public meeting laws. All meeting topics should be
brought up ahead of time.

No public comment.

M. Gawne would be assigned an alternate for the evening. D. Smith brought up a
housing and development training that was being put together by the Regional
Planning Commission on Thursday night. C. Sawyer mentioned that this would
specifically cover Act 181, Act 250, and other housing designations.

D. Rohrbach motioned to approve the December minutes, as presented.
Seconded by M. Gawne. The motion passed with all in favor. No additional
discussion.

2. C. Sawyer went through the proposed zoning revisions for 2025. When the state passes
new statutes that affect zoning, the city must be in compliance with the state. These new
revisions would keep zoning in compliance. C. Sawyer went through every proposed
change in detail, which included changes to parking, district names (R9500 to R8700),
and where to allow homeless shelters.

O

J. Appel asked for clarification on what brought about the changes for homeless
shelters. C. Sawyer gave some examples as to why this needed to be updated.
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O

M. Gawne brought up a court case that was relevant to local zoning changes. C.

Sawyer asked for M. Gawne to send this case to him for review.

o There was then a conversation about changes to residences due to Act 181 that
will cause issues with fire escapes and other parts of historic homes as they are
remade as duplexes and triplexes. C. Sawyer recommended several ways the city
could respond to these issues.

o During a conversation about enhanced regulation on smoke shops, D. Smith
started a discussion on instituting a local sign grant for businesses to make them
match or look good when viewed together or from afar (she brought up Nantucket
as an example). She specified that this could look really good in 5-10 years. C.
Sawyer mentioned that this could infringe on a business’s freedom of speech.

o There was a conversation about prohibiting smoke shops as a “home industry” on

certain residential streets as well.

3. Congregate Housing Memo

o C. Sawyer mentioned that one of the ordinances they’d like to adjust or change is
the definition of Congregate Housing. The Planning Commission referenced and
went over M. Gawne’s Congregate Housing Memo. There was then a discussion
on what constituted a single family dwelling, a single household dwelling, a
duplex, etc.

o J. Appel said that Congregate Housing was more “institutional” than other forms
of private housing, which is what made it different from Communal Housing.

o C. Sawyer brought up rezoning Lake Street and Federal Street as a catalyst for
expanding out what kinds of housing are allowed when rezoned.

o D. Smith explored updating congregate housing to Community Housing which
could help solve the definitional issue that came from the grandfathered term.

4. C. Sawyer moved on to discuss the City Plan public input and adoption schedule.

o C. Sawyer was clear that there’s not enough time to construct a draft of the plan to
meet the expiration date this year. C. Sawyer’s suggestion was to forget about the
expiration date. This would mean that, during this interim period, no amendments
could be made for zoning and certain state grants would be unattainable, which is
not really an issue right now.

o M. Gawne also brought up the ability to amend certain things now before the City
Plan expires. But J. Appel agreed more with C. Sawyer’s recommendation on just
ignoring the expiration date.

o C. Sawyer gave an estimate that the Planning Commission could finish the new
City Plan by the end of the year. But he’s worried about what the Regional
Planning Commission is going to want to see. For instance, there will be more
requirements for housing data, assessments, and targets for the plan. C. Sawyer
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O

recommended that the Planning Commission not focus on wordsmithing, and
more so on the policies and goals being added to the plan.

The PC would vote on a schedule next month. There was then a discussion on
how much community involvement would be necessary, more than just the
required hearing.

5. C. Sawyer transitioned into discussing public input on the City Plan.

O

C. Sawyer brought up the stakeholder input memo and how that might impact the
development of the City Plan. There was a conversation about multi-generational
housing and how the difficulties of elderly housing and care can be transferred to
the family and the community depending on levels of local support. C. Sawyer
mentioned that elderly people are more likely to leave their large homes if they
don’t have to leave their communities.

C. Sawyer read through the “thoughts and discussion” paragraphs of the
memorandum. C. Sawyer asked the Planning Commission members to submit
two groups that he hasn’t met with yet before the next meeting for
stakeholder input.

6. General Business

O
O

o

The next meeting would be the Tuesday after Presidents Day.

The March Planning Commission meeting would be on Saint Patrick’s Day and
there was a discussion on if it should be moved. The Planning Commission agreed
that the March meeting would take place on March 19th, 2025, a Wednesday.

C. Sawyer would send out a list of proposed date options.

7. M. Gawne motioned for C. Sawyer, the Chair and the Vice Chair decide on the next
meeting dates. The motion was not concluded as C. Sawyer specified that the whole
commission would be asked about the next meeting dates.

8. M. Gawne motioned to adjourn at 7:31 PM. Seconded by T. McCuin. The motion
passed with all in favor. No additional discussion.
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