[bookmark: _GoBack]Reading Planning Commission 
Monday, March 2, 2015
Present: Steve Strait, Kevin Kaija, Becky Basch, Ken Cox
Guests: Dan Potter (SWCRPC), Bob Allen (ZA, Selectboard)
1. Minutes of January 5, 2015 – Ken made a motion to approve as printed, Steve seconded, all were in favor
2. Solarize – Becky announced that she is working with the energy coordinators from the towns of Cavendish, Weathersfield and Windsor to put together a proposal for the next round of the Solarize program.  One question that she needs to answer on the application is how the Town reviews solar projects. Members agreed that solar panels installed on a roof would not change a building’s footprint, but would have to meet height restrictions. Panels placed in yards would be considered accessory structures. The current zoning allows for one accessory structure of no more than 230 square ft (10 X 12 ft) without a permit. All ground installations would have to meet setback requirements. 
Becky distributed a draft letter from the Selectboard that she will ask them to sign at their next meeting. She explained that the Solarize program is intended to increase the number of households in each town that have solar arrays through a concentrated public outreach effort.  One solar provider is selected by each community and that provider agrees to provide discounts according to the number of households that sign up for the program. 
3. Meeting with Jens Hilke – Ken will try to get Jens to come to the next PC meeting to discuss how the Wildlife Cooridor Overlay District was developed and the main 
4. Zoning Bylaw review – Steve said that he wants to look at the boundaries of the Ridgeline Protection Overlay district so asked the RPC to develop a map that shows the current overlay district and a proposed district that varies the elevation used depending on the highest elevation of the ridgeline or peak. Steve said that there is land in S Reaading that is well below the ridelines so should not be in the Overlay district. He wants PC members to review the current district and the reasons why the ridgelines are included. There was some discussion about a possible viewshed analysis – Steve thought that such an analysis might be more than the Town needs. Kevin suggested having an appeals process so that people could discuss siting of buildings within the overlay district. Ken mentioned that there is one building on Ascutney that has a big light now that is visible from his house & something like that may have benefited from some lighting requirements. Bob Allen said that there are likely places that can’t be seen from roads, but could be seen from some residences. Steve said that we have not had any permit requests for building on top of ridgelines, but there have been buildings on ridgelines in other towns that raised the concern. Steve will send the digital copy of the ridgeline map to other PC members to keep in their cars and look at the ridgelines from the roads. Steve also said we should look at the language in the RPO district as it may be more complicated than it needs to be.
5. Steve sent out a digital copy of the recommendations from the forest fragmentation study and suggested zoning changes that were included in the report. Steve also sent out a copy of the March 2010 proposed zoning document with some changes included (that have not yet been adopted).  Bob Allen was at the meeting as the Zoning Administrator. The following topics were discussed with regard to amending the Zoning Bylaws: 
· Handicapped Ramp Exemptions - Steve explained that the proposed change was based on a recommendation to make such projects exempt if necessary rather than making people apply for a variance if a ramp would not meet required setbacks.
· Driveway setbacks – Bob said that the Selectboard has been requiring driveways to be set back 25 feet from neighboring property lines.  However, he said that he thought that the SB should regulate according to where the driveway meets the town road. Bob said the have tried to make sure that there is 25 ft from edge of travel portion to edge of property line. Steve said he was thinking about the village where it might be difficult to meet this setback requirement.
· Boundary line adjustments – Bob commented that boundary line adjustments have been requested and he did not know that a subdivision permit was required so he has allowed them. Steve said that in the past the ZA considered a boundary line adjustment as a subdivision so the PC reviewed the request. He said he thought that this might not be necessary so we might want to change that requirement. Steve suggested adding a line in the Subdivision regs saying that the ZA could handle such requests. Ken said he agreed as long as the change would not create a nonconforming lot.
· Accessory structures – Bob said that accessory structures are permitted in most cases, but people have applied for an accessory structure or addition to be a workshop and later converted to an apartment. Bob said that he was not sure what to do with these. Becky commented that the State requires that accessory apartments be allowed as long as they are less than 1/3 the area of the main building.  Steve remarked that the current zoning regs allow for accessory apartments up to 1000 square feet.  Bob said that since the State has taken over septic, he just tells landowners that they have to get a state permit for septic. Steve said that there should be a permit required for a change of use. Bob said that it is something the PC should consider if they think that landowners should apply for a permit in these situations.  
· There was some discussion about language regarding yards and setbacks, as Bob thought it was confusing to refer to yards and then provide setbacks in feet.
Steve pointed out that several changes that were recommended by the Forest Fragmentation Study were added to the last proposed zoning changes but were not yet adopted.  Some recommended changes for discussion included the following:
· #5a – consider removing conditional uses from RR 25 district – Inns and group homes
· #5B & 6A  – address clearing for development as opposed to forestry operation – if intent is clearing for development it should be regulated.
· #7 –increase the stream buffer in certain districts. Bob asked if the new clean water program will affect all streams/rivers or just Lake Champlain. Ken thought that the bulk of the new regs would be focused on Lake Champlain. He said we should discuss buffer changes.
· #8 - allow the use of portable sawmills in 25- and 10-acre zones. Steve said that this was added in the 2010 draft.
6. Temporary structures – There was discussion about whether or not these should be regulated. Bob said that he does not think these have been a problem.  
7. Proposed new zoning boundary map – mostly follow parcel boundaries except certain districts where we measured a certain distance back from the road. Steve commented that we might want to make some changes in some districts to follow parcel boundaries. Members looked at the last version of the proposed zoning map. Dan Potter commented on the Wildlife habitat overlay district and asked why it did not connect deer wintering areas. Steve said that the wildlife corridor overlay district had two parts – travel corridor and deer wintering areas.
8. Adjournment – Steve made  motion to adjourn, Ken seconded – meeting adjourned at 8:30 pm

Respectfully Submitted,
Becky Basch, Secretary
