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MINUTES 

ST. ALBANS CITY PLANNING COMMISSION 

REGULAR MEETING 

ST. ALBANS CITY HALL, 100 NORTH MAIN STREET 

5:30 PM MONDAY, MARCH 24, 2025 

 

Approved April 21, 2025 

 

Commission Members Present: Denise Smith, Chair (via Zoom); Carl Watkins, Vice 

Chair (via Zoom); Dan Rohrbach; Michael Nicholas; Raymond Stahl; Janis Appel; 

Michael Gawne, Alternate. 

 

Commission Members Absent: Tanner McCuin.  

 

City Staff present: Chip Sawyer, Director of Planning and Development; Gratia Rowell, 

Minute Taker.  

 

Members of the public present: Amy Brewer and Greta Brunswick.  

 

1. D. Smith began the meeting at 5:33 PM. 

○ The meeting participants introduced themselves. 

○ No public comment or changes to the agenda. 

○ M. Gawne assigned as alternate.  

 

2. Greta Brunswick from Northwest Regional Planning Commission presented the Regional 

Future Land Use Map and NRPC Housing Targets. G. Brunswick explained how the 

regional planned growth area connects to Act 250 Tier 1A and 1B exemptions. She went 

over the proposed changes to the Downtown Center boundary and the Planned Growth 

Area boundary.  

○ C. Sawyer asked about the new proposed Downtown boundary and the inclusion 

of residential neighborhoods in that boundary. G. Brunswick said that residential 

pockets can be incorporated if they connect downtown areas and civic amenities 

that are walkable to each other.  

○ M. Gawne mentioned the lack of parking availability on streets that are included 

in the proposed Downtown boundary, especially with consideration for 

commercial traffic.  

○ R. Stahl is wondering about increased density and how that fits into the existing 

zoning framework. R. Stahl also asked about how St. Albans Town and the City 

interact since the regional plan groups them together. G. Brunswick responded 

that NRPC is hopeful that there will be consideration given to adjacent 
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communities in the Town and the City. NRPC does not think about St. Albans 

City separately from St. Albans Town in terms of regional planned growth areas. 

○ G. Brunswick reiterated that NRPC expects the Act 250 Tier 1A exemption 

application process to be rigorous. 

○ D. Smith asked about the transitional area indicated on the map provided by 

NRPC. G. Brunswick responded that the transitional area is outside of the city 

boundaries. The one shown on Lake Street is a commercial strip area without 

sidewalks or pedestrian infrastructure. NRPC thinks there is capacity to integrate 

that area into a walkable neighborhood. D. Smith asked if other areas should be 

included as transitional areas on the map. 

○ Act 181 requires that the regional plan includes a housing target for the entire 

region and for each municipality. The targets can be used to track progress 

towards the regional goals. NRPC takes the regional target given by the state and 

divides it amongst the municipalities in the region.  

○ M. Gawne clarified if the 2030 target of 116-175 units includes housing units that 

have recently been created in St. Albans; C. Sawyer confirmed that the City has 

already met the 2030 target.  

○ D. Smith is curious about the impact on existing infrastructure when more 

dwelling units are being built in the City. J. Appel agreed with this concern and 

emphasized considering the infrastructure needed to support more people. 

○ G. Brunswick left the meeting at 6:52 PM. 

 

3. C. Sawyer gave an overview of the proposed zoning amendments regarding smoke shops 

and adult entertainment establishments. The proposed amendments include changes to 

definitions, conditional uses, home occupations and industries, and sign regulations. 

○ J. Appel asked if the sign regulations can be amended to include language to 

prohibit flashing and/or neon signage. The commission members then discussed 

whether to include regulations prohibiting the use of flashing and/or neon signage 

for smoke shops and adult entertainment establishments.  

○ Amy Brewer from the Franklin-Grand Isle Tobacco Prevention Coalition made a 

comment in support of the inclusion of neon and flashing light sign regulations. 

○ J. Appel motioned to add language to the amendments regarding the 

prohibition of flashing, neon, and/or LED light signage for smoke shops or 

adult-entertainment establishments. Seconded by R. Stahl. The motion 

passed with six in favor, one opposed, and one abstaining.  

i. In favor: D. Smith, M. Gawne, J. Appel, M. Gawne, R. Stahl, M. 

Nicholas 

ii. Opposed: D. Rohrbach 

iii. C. Watkins abstained. 
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○ R. Stahl motioned to refer the amendments to the City Council. Seconded by 

J. Appel. The motion passed with all in favor. No additional discussion. 

○ A. Brewer left the meeting at 7:09 PM. 

  

 C. Watkins took over as Chair at 7:09 PM.  

 

4. C. Sawyer gave an overview of the proposed corrective changes to the Service-Industrial 

District Boundary. The first two amendments would rezone residential homes from S-Ind 

to Residential 7500 and 9500, respectively, and the third amendment would rezone a 

City-owned lot from S-Ind to B1.  

○ R. Stahl recommended fixing the other properties shown on the map in 

Amendment 2 that are partially in either zoning boundary.  

○ R. Stahl and M. Gawne asked about the lots shown in Amendment 3; C. Sawyer 

clarified that the three parcels are all owned by the City and the two smaller 

parcels that are shown are inactive and the whole parcel should be B-1.  

○ All agreed to discuss these specific corrections next month in a public hearing for 

zoning revisions. There was discussion as to how zoning amendments and the 

City Plan update interact and what the timeline looks like. C. Sawyer is going to 

prepare for a public hearing regarding all zoning revisions the Planning 

Commission has been discussing.  

 

5. C. Sawyer gave an update on the City Plan. Approximately 130 surveys have been 

completed and returned to date. Continued stakeholder outreach is being conducted. 

○ M. Nicholas asked if there is available data for whether people started the survey 

and decided not to finish it. C. Sawyer said most of the completed surveys have 

been paper ones.  

 

6. C. Sawyer gave a brief rundown of the state ethics training requirement that would apply 

to members of the Planning Commission.  

○ Continued to further discussion at next month’s meeting. 

 

7. General Business 

○ R. Stahl motioned to approve the minutes from 2/24 as presented. Seconded 

by D. Rohrbach. The motion passed with all in favor. No additional 

discussion. 

○ The Planning Commission confirmed the next meeting date on April 21. 

 

8. C. Watkins adjourned the meeting at 7:28 PM.  


