MEETING MINUTES
ST. ALBANS CITY PLANNING COMMISSION

ST. ALBANS CITY HALL, 100 NORTH MAIN STREET

5:30 PM TUESDAY. FEBRUARY 17, 2026

Approved March 16, 2026

Commission Members Present: Ray Stahl, Chair; Michael Nicholas, Vice Chair; Dan
Rohrbach; Janis Appel; Ryan Cleare; Jack Nichol; Michael Gawne, Alternate;

Commission Members Absent: Carl Watkins

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

Taker

Members of the public present:

1. R. Stahl started the meeting at 5:30 PM.

o

o O O O

The Planning Commission members introduced themselves, since there were
two new members.

D. Rohrbach joined the meeting at 5:34

M. Gawne would be a voting member tonight with C. Watkins’ absence.

No public comment

No additions or deletions to the agenda.

2. C. Sawyer introduced the Energy Plan and discussed why it was required. He gave a
detailed breakdown of how it was created, the partnership between the Climate and
Energy Committee and the NRPC, and why he believed it did not need anything

added.

o

C. Sawyer wanted to make sure that Aldis Hill would be protected from
energy infrastructure due to its community and natural importance.

R. Stahl asked about how the city’s zoning related to the energy plan. C.
Sawyer saw no conflicts, but he would like to have the energy plan integrated
into the city plan, so all of the information is found in one place.

M. Nicholas asked for clarification on the timeframe of when this plan would
need to be readopted.

The Planning Commission discussed the timeframe for reviewing this draft
plan over the next few months, after the city plan was just approved. The plan
would be approved in March, all things considered. The Planning Commission
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would start pushing for amendment hearings in April to start adding things. C.
Sawyer did want the members to start reviewing the Hazard Mitigation Plan.

o C. Sawyer specified that the Hazard Mitigation Plan discusses physical
infrastructure resilience, civic institutional resilience, and how to navigate
disasters as a community.

o The Planning Commission generally agreed to review the energy plan in
March. C. Sawyer hoped some energy committee members would attend the
next meeting. J. Appel asked about how this plan would be integrated into the
city plan. C. Sawyer gave a brief overview of how this would happen.

o R. Cleare asked for more clarification on the plan being a guiding document
and some of the generalities of the goals.

3. C. Sawyer brought up the commercial first-floor amendment for discussion. He
mentioned why residential use is prohibited on certain streets with commercial
properties on the first floor.

o M. Nicholas recommended adding the Ace Hardware building to the zone.

o C. Sawyer agreed and also mentioned that any buildings not conforming to
this new zoning amendment would be grandfathered in, which meant they
would only be residential until they are vacant for a year or changed.

o M. Gawne and other members wanted to include Handy’s and Tim’s Place. C.
Sawyer agreed but did not want to include the old Federal Building, since it
would ultimately become housing if it became vacant.

o There was a discussion about the Railroad building and how it was previously
used. C. Sawyer confirmed that residential use on the first floor would be a
conditional use, and the yellow zone as mapped out would not be allowed at
all.

o R. Stahl asked for a brief overview of the city’s commercial capacity. C.
Sawyer said the city was doing pretty well.

o D. Rohrbach motioned to approve and move forward with the zoning
amendment. Seconded by M. Nicholas. The motion passed with all in
favor. It would still need to go through the hearing process, but C.
Sawyer would continue creating a draft for it.

o C. Sawyer would add his information to the Planning Commission contact list.

4. Review of 82 Lincoln Street zoning challenges.
o C. Sawyer reviewed the zoning challenges for this property that were
discussed in depth at the last meeting. He went through each challenge with
some proposed solutions.
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R. Stahl asked for clarification about the Transitional Lot Rule, meant for a lot
in a residential zone next to a commercial zone, which designated it as a
transitional lot from one zone to the other, leading to special requirements.

o C. Sawyer brought up the averages for lots in each zone. There was then a
discussion about how to approach the nonconforming properties and what the
commission members thought about a third of the lots being non-conforming.

o C. Sawyer said, in his opinion, this case does not seem like a good case for
rezoning. C. Sawyer went over the benefits of using the Transitional Lot Rule
to help this property be used to address the housing crisis without causing
other issues.

o The commission generally agreed that while they commended the property

owner’s desire to add living spaces during a housing crisis, the lot is just too

small and difficult to factor in without making changes that could be taken
advantage of in the future.

5. M. Gawne brought up how the city has a large building owned by the federal
government that, in the current political climate, could be used as an ICE Detention
Center, which he vehemently opposed by the community. He also brought up Data
Centers as another building use that he vehemently opposed, which could be
developed nearby without being prohibited.

o C. Sawyer said that this building does not belong to the federal government;
it’s owned by the city and being leased by a company currently. He also gave
some clarification on the many defined uses in the city’s zoning. He brought
up Section 414, which gave the DRB power to determine which defined use
the property is most similar to, which would be applied in this case.

M. Nicholas recused himself from this topic.
C. Sawyer would keep looking into these topics for future meetings, in case
anything comes up.

6. General Business

o M. Gawne motioned to accept the minutes from January, as presented.
Seconded by J. Appel. The motion passed with all in favor, except for R.
Cleare and J. Nichols, who abstained. No additional discussion.

o C. Sawyer introduced the list of priorities to be discussed in the future.

o The commission generally agreed to deal with the historic downtown zoning
district at the same time as the first floor residential zoning change.

o The next meeting would be Monday, March 16, 2026.

7. D. Rohrbach motioned to adjourn the meeting. Seconded by J. Appel. The
motion passed with all in favor. No additional discussion.
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