SHEFFIELD PLANNING COMMISSION
Town Hall, Sheffield Vermont 05866
MEETING MINUTES
DATE/TIME: 17 December 2025, 1800 hours
ATTENDEES: Carolyn Crankshaw, Keith Ballek, Bobbie Bristol, Biff Mahoney, 
Carolyn called the meeting to order at 1805hrs.
1. From the agenda:
a. Minutes of 8-20, and 10-15: Motion (Biff/Bobbie) to approve passed
b. Updates:
i. Sidewalk Project: Al briefed the progress so far:
1. Fuss and O’Neill (F&O) actively working on the flyer for the 13 January local concerns meeting
2. UVM archeo to perform their review next April
3. NVDA did come up with good traffic counts from 2024 and NVDA and VTrans will perform another count this spring
4. Al checked the water line situation and passed info to F&O
5. Good start on a questionnaire for the public to make comments
6. Meeting advertising to include FPF, C-R, public notices, e-mail blast from the town clerk, and in-person flyer drop at doors and mailboxes
ii. Village Center Mapping: Carolyn will work with NVDA and Sam Perron on criteria for the size of the center, and delineation of the perimeter for specific mapping requirements
c. Review of Meetings Attended:
i. Carolyn attended the NVDA fall board meeting and relayed the many projects the association is working, including the Tru-Temper site on Concord Ave in St J. Minutes of the meeting attached below
ii. Carolyn attended A Vermont Resilience planning meeting sponsored by the Climate Action group. They have a long list of possible projects and solutions the town may be interested in.
iii. Act 181 and Tier 3 progress: Carolyn attended the second annual meeting of the Caledonia County Natural Resource Conservation District (CCNRCD). They also have many resources available to the town, and the thought is to develop an outline of information sources and links for the town to use to take advantage of their programs and assistance. So far, the impact of 181 on the town is minimal- Al to send out the letter he received from Liam (NVDA)- attached below.
d. Other Business: Carolyn briefed the need for a questionnaire to get feedback on how residents want to use a revitalized Town Hall
e. Meetings schedule for 2026: (Every other month, third Wednesday, 6 PM, Town Hall) 18 February, 15 April, 17 June, 19 August, 21 October, 16 December. Also there will be other meetings on on-going projects like the sidewalk- save the date- 13 January for the local concerns meeting!
2. Meeting adjourned at 1915 hours.
Respectfully submitted,
Al Robertson
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Northeastern Vermont
Development Association

BOARD OF DIRECTORS’ MEETING MINUTES
Z0OOM Meeting | NVDA Office
December 11, 2025 6:00 PM

THOSE ATTENDING:

Directors

In Person: Fred Saar, Cynthia Stuart, Kathryn Baxter, Jim Brown, Paul Brouha.

Remote: Michael Strait, Joel Cope, Michael Gonyaw, Grant Spates, Martha Feltus, Woodman Page, Michael
Marcotte, Rick Ufford-Chase, Chad Whitehead, Wade Cochran, Steve Amos.

Public/Guests
In Person: None
Remote: Joe Kasprzak, Evan Oleson, Carolyn Crankshaw.

NVDA Staff
In Person: David Snedeker, Jennifer Burchell
Remote: Tina Gonyaw, Alison Low, Annie McLean, Kyle Dwyer.

The meeting was called to order by President Cynthia Stuart at 6:02 PM.

Updates to Agenda
None

Public Comment
None

Minutes
A motion made by Fred Saar, seconded by Steve Amos to accept the minutes of the June 19, 2025 meeting as
presented, carried unanimously on a voice vote.
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Financials
A motion to approve the September and October 2025 financial statements subject to audit was made by Paul
Brouha and seconded by Fred Saar. The motion was approved unanimously on a voice vote.

Bvlaws Amendments

The Board briefly discussed the proposed bylaws amendments. With NVDA having the largest Board of Directors
among all the Regional Planning Commissions, changes were necessary to comply with the newest Open Meeting
Law regulations and ensure that a quorum could be attained during regular meetings.

A motion to approve the bylaws amendments as presented at the June 19, 2025 meeting was made by Jim Brown
and seconded by Michael Strait. The motion was approved unanimously on a voice vote.

True Temper Site Discussion

Joe Kasprzak, Assistant Town Manager for St. Johnsbury, and Evan Oleson, Partner and Real Estate Developer for
TMBR, presented an opportunity for NVDA to acquire the former True Temper site in downtown St. Johnsbury,
Vermont and redevelop the location for residential housing. Slides of both presentations are included in these
minutes.

Discussion ensued regarding flood and railroad concerns, and the appropriateness of the proposed housing density,
as well as any studies into the history and longevity of TMBR housing, with assurances that the proposed building
location on the site was not in a flood plain, there was a documented need for middle income housing to alleviate
shortages in the area, that the housing density was appropriate for a downtown area, and that TMBR was a startup
organization and therefore did not have long-term building data for its housing.

A motion was made by Fred Saar and seconded by Paul Brouha for NVDA to proceed with the acquisition and
redevelopment of the former True Temper site for the purpose of creating new housing within St. Johnsbury’s
Neighborhood Designated Area on Concord Avenue while ensuring that NVDA is not burdened by either a
financial or environmental liability. The motion was approved unanimously on a voice vote.

2026 Regional Plan Update
Alison Low, Senior Planner, and Kyle Dwyer, Regional Planner, presented an update on the progress of NVDA’s
2026 Regional Plan. Slides of their presentation are included in these minutes.

Do North Update

Annie McLean, Community and Economic Coordinator for NVDA, presented an opportunity for NVDA to assume
management and the lease of the Do North Co-Working location in Lyndonville from VTSU. Slides of her
presentation are included in these minutes. Questions were raised about the lease term, grant funding, fixed assets
acquisition, management of the location, and growth of the project.

With the lease ending prior to the end of grant funding, NVDA would have the opportunity to reevaluate its role in
the management of the project in the future. NVDA could hire the current Do North manager with Board approval
and fixed assets would be transferred from VTSU. The project would have two years to grow membership and
expand opportunities by increasing marketing to supplement grant funding over time.
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A motion was made by Steve Amos and seconded by Fred Saar for NVDA to assume management of the Do North
Co-Working and Innovation Project located at 930 Broad Street in Lyndonville, Vermont, including the creation of
an additional NVDA employee position to support the work effective February 1, 2026, and also incorporating the
position within the current and approved 2025-2026 NVDA budget. The motion was approved unanimously on a
voice vote.

Board Engagement & Attendance Discussion

Board members discussed ideas on how to engage each other and increase meeting attendance. Suggested ideas
included personal reach-out and communications, providing more clarity around the role, following up with towns
to increase accountability, educating the public and marketing NVDA accomplishments in simple, concise terms,
sharing stories about NVDA, and increasing community-oriented outreach.

Other Business
None

Adjournment
There being no further business, a motion by Jim Brown, seconded by Fred Saar, to adjourn the meeting carried

unanimously.

President Cynthia Stuart adjourned the meeting at 7:30 PM.

Respectfully Submitted,

Jennifer Burchell
Office Manager
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2025-9-22-Fwd Act 181- Future Land Use Map NVDA response.msg
Fwd: Act 181- Future Land Use Map

		From

		Liam Abbate

		To

		Alan Robertson

		Cc

		Cathlin Lord; clcrankshaw@gmail.com; bkbristol1218@gmail.com; BIFFMY@gmail.com; Kyle Dwyer

		Recipients

		pfalz@kingcon.com; clord@nvda.net; clcrankshaw@gmail.com; bkbristol1218@gmail.com; BIFFMY@gmail.com; kdwyer@nvda.net



Hello Al and other Sheffield planning commissioners,



I am responsible for making and editing the future land use map of 43 NEK towns, including Sheffield. I have addressed your comments in blue




2. While there is remarkable similarity between the two, we think the FLU product “purple” areas:



a.	should be expanded along Rte 122 east of town to include existing housing lots (they are presently described as transition/infill areas). Part of this area has been moved to village center, while part of this area has soils with a Class IV septic suitability, which disqualifies it from being included in village center designation.

b.	Ditto Ingalls Road,  and Chesley Hill Road. Ingalls Dr has soils with a Class IV septic suitability, which disqualifies it from being included in village center designation. Which portion of Chesley Hill Rd are you referring to?



3. We think the areas in green along Millers Run River and tributaries within the village center map are grossly exaggerated and should be reduced to reflect the actual floodplain mapping, which now seems to be, time-wise- right around the corner (work map meetings are now scheduled for later this month). The green rural conservation area along the Millers Run and its tributaries reflect the current FEMA flood hazard areas AND the DEC river corridors. In towns with strong local flood regulations or local river corridor regulations, we can include these areas in other land use classifications, but as Sheffield lacks such regulations, these areas are required to remain in rural conservation on the regional future land use map. 

4. We would suggest you use our village center draft map once our town plan is approved on 9 October with corrections as outlined above, and as the floodplain mapping is made available. The revised flood maps are draft maps only and are prohibited from being released to the public and are not allowed to be used in any regional plan maps, including the future land use map. Per state statute, your local future land use map is required to be consistent with the current regional future land use map (rather than the regional plan map needing to be consistent with the local plan map). The map Cathlin shared with you is a draft future land use map, so is not applicable yet to town plans receiving regional approval. The map I am looking at lacks a village center boundary. Do you have a village center boundary that you are suggesting we use?




Happy to talk more,

Liam



---------- Forwarded message ---------
From: Cathlin Lord <clord@nvda.net>
Date: Fri, Sep 19, 2025 at 11:53 AM
Subject: Fwd: Act 181- Future Land Use Map
To: Liam Abbate <labbate@nvda.net>










---------- Forwarded message ---------
From: ALAN ROBERTSON <pfalz@kingcon.com>
Date: Fri, Sep 5, 2025 at 2:13 PM
Subject: Act 181- Future Land Use Map
To: Cathlin Lord <clord@nvda.net>, <kdwyer@nvda.net>
Cc: Carolyn L Crankshaw <clcrankshaw@gmail.com>, Bobbie Bristol <bkbristol1218@gmail.com>, BIFF M <BIFFMY@gmail.com>








Cathlin and Kyle:



               From your briefing at our planning commission meeting of 20 August we owed you comments on the future land use map of Sheffield, specifically the village town center site map.



               On reviewing the village insert map you left with us we have the following comments:



1.	We reviewed the NVDA FLU product against the draft village center map we have in the new town plan

2.	While there is remarkable similarity between the two, we think the FLU product “purple” areas:



a.	should be expanded along Rte 122 east of town to include existing housing lots (they are presently described as transition/infill areas)

b.	Ditto Ingalls Road,  and Chesley Hill Road



3.	We think the areas in green along Millers Run River and tributaries within the village center map are grossly exaggerated and should be reduced to reflect the actual floodplain mapping, which now seems to be, time-wise- right around the corner (work map meetings are now scheduled for later this month)

4.	We would suggest you use our village center draft map once our town plan is approved on 9 October with corrections as outlined above, and as the floodplain mapping is made available.



Please let us know if you have questions or suggestions!



Best



Al



Alan M Robertson, PE (ret)



Sheffield Planning Commission



Sheffield, Vermont 05866



802.626.3590



pfalz@kingcon.com 



 







-- 


Liam Abbate | Transportation/GIS Planner

Northeastern VT Development Association (NVDA)
P.O. Box 630, St. Johnsbury, VT 05819

‪(802) 227-2768‬ | labbate@nvda.net

 



Want to help shape the future of the Northeast Kingdom? Learn more about NVDA’s 2026 Regional Plan and how to participate: https://tinyurl.com/2026NEKplan



2025 Sheffield Village Center Map draft.pdf
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