[bookmark: _GoBack]Minutes of the Reading Planning Commission Meeting
March 2, 2015 at 7 pm
Present – Steve Strait, Becky Basch, Ken Cox, Kevin Kaija
Guests – Kathy Cohen Rondeau, Dan Potter (SWCRPC), Kurt Voight
1) Planning Commission Vacancy - Kathy Rondeau expressed interest in filling the vacancy as she represents the Town on the RPC board. She is going to come to a few meetings to see what is involved in serving on the Planning Commission. Kurt Voight is also interested but is currently a part-time resident. He hopes to be living in Reading full time in September.  
2) Sue Greenall letter – Steve drafted a letter that will go out to landowners who live on the brooks and streams within the Mill Brook watershed. The letter offers assistance in providing trees for buffer areas. There were some minor comments on the letter. Dan reported that he and Sue Greenall had visited a few property owners on Baileys Mills Road to discuss assistance that could be provided. Steve will work with Calista to send the letter out to landowners.
3) February minutes – Ken made a motion to approve as written, Steve seconded, all were in favor.
4) Zoning maps – Dan passed out revised maps:
a. Current and proposed Ridgeline Protection Overlay District – Steve suggested that PC members review the proposed district boundaries and think about whether the boundaries make sense. The map shows the old district which was larger. Dan will end the link for the maps so that residents can review the old and proposed boundaries of the district. Dan will send a link to view the maps online (the link will be posted on the Town website), and Dan will also send pdf versions of the maps. Kevin expressed concern about clearcutting near the ridgeline district boundary that would be visible from many locations. Ken pointed out that it is difficult to know what elevation you are looking at when driving around. 
b. Zoning maps with and without Significant Wdlife habitat and deer wintering area overlays – Steve commented that he thought we should publish the zoning map without the overlay districts first until we discuss the language regarding regulations within the in the wildlife overlay districts. Dan will change the date on the map and fix the legend. There was discussion about the Industrial/mining district at the intersection of 106 and 44 – Kevin pointed out that it is part of the land owned by the pellet plant. Becky asked it the land on the WW side is also industrial. Ken said that the industrial district in Hammondsville has open pits and shafts and may not be useable for other purposes. 
5) Wildlife Habitat Overlay District language – Steve commented that the proposed language that the PC developed several years ago is somewhat vague and would be difficult to enforce.  He said that he looked at regulations that Warren VT has for wildlife habitat but thought it was more related to subdivision regulations. Ken suggested changing the district to 25-acre zoning as it would allow some open space for wildlife. He was also concerned that the language would not be enforceable. Kevin asked about changing subdivision regs – Steve said that would only affect larger lots. Steve said that if we change the zoning to 25-acres and someone owns an 8-acre lot, they would still have the ability to develop on that land.  Kevin said that rigorous site plan review would be a preferred approach and was not interested in 25-acre zoning.  There was discussion about showing privately conserved land on the map -  Dan said that they could add this layer to the map. Dan will look at examples of language in other towns and will propose some changes. Steve asked Dan to research whether Warren’s language only deals with subdivisions or individual parcels as well.
6) Flood hazard regulations – Dan said that the River Programs staff developed the model regulations. He distributed  “Level 4” regulations to PC members. This model is the most restrictive but also has the most incentives for towns (in the form of smaller match requirements for grant funds). In this version, new structures are prohibited in the corridor, floodway and special flood hazard area. The Level 3 model allows new development in some of these areas.  Kevin asked about farm structures. Dan said that there are new regulations for agricultural land and structures and smaller farms are regulated by the Town. Steve commented that you can make improvements to existing structures but no more than 50% improvement in market value over a 3-year period.
Dan said that John Broker Campbell is now the floodplain administrator for the region (for the State) and is going out to towns to discuss the model regulations. Dan said that the model regs address erosion as well as inundation as they provide regulations for river corridors and not just FEMA mapped flood ways and flood plains. The State maps the river corridor as six times the channel width. Floodway is the more frequent floods. Flood plain is 1% annual chance of flooding.  Dan confirmed that the more stringent regulations would require smaller local match for reparations. Steve commented that a VLS publication stated that the greater danger is allowing people to build in flood zone and problems happen downstream.  Ken commented that erosion will likely be the biggest problem in town.  Steve asked Dan to check with John Campbell about coming to the next meeting and Steve will ask Bob Allen to come. 
7)	Next meeting – First Monday in April - Dan will send links for the maps and will bring revised language for the SWCOD. 
8)	 Adjournment - Kevin made a motion to adjourn, Ken seconded, all were in favor. Meeting adjourned at 8:35 pm
Respectfully Submitted,
Becky Basch, Secretary
