[bookmark: _GoBack]Reading Planning Commission Meeting
Monday, May 2, 2016, at 7 pm at the Reading Town Hall
Present – Steve Strait, Ken Cox, Becky Basch
Guests – Dan Potter, Ned Swanberg
1. Minutes of April 4, 2016 Planning Commission meeting – Steve proposed two corrections to the minutes: 
Section 2c - Clearing land for development should be excluded from exempted uses. 
Section 3 – Correct spelling is Ned Swanberg. Steve made a motion to approve the minutes with these two changes, Ken seconded, all were in favor.
2. Ned Swanberg, the Central VT Floodplain Manager gave a presentation on River Corridor Protection.  Whereas the National Flood Insurance Program (NFIP) is concerned with standing water from floods, Ned explained that river corridor protection looks at how rivers can reshape the landscape in flash flooding events.  Some highlights of the presentation are as follow:
A river corridor includes the minimum space needed for a stable meander pattern as well as a functional buffer (50 ft on each side). With proper corridor width, the rate of change is much slower. Houses, wells & septic should be outside the corridor & buffer area. Development that is placed too close to rivers often requires rip rap to stabilize the property which pushes erosion problems downstream. 
Currently most river corridors are presented on State maps as a multiple of the channel size for larger rivers, or a stream with a 50-foot buffer for smaller streams.  In the coming year, the State will update maps using field data.  The goal is to allow rivers to have enough space so that they reach a balanced state, with a stable slope, stable stream channel profile, and regular meander pattern.  Rivers that have less room to meander can become steeper, more powerful waterways. Without floodplains, sediment can also get carried downstream into lakes or larger rivers.
The amount of space to provide depends on the size of the watershed and the steepness of the waterway. Steep brooks need 1-4 stream widths, while “slow winders” need 6-8 stream widths.  The current map of VT river corridors may be found at www.tinyurl.com/floodreadyatlas. 
Municipalities have some control over land use next to river corridors. The State is encouraging towns to avoid new development in river corridors in order to give them more room to meander.  Towns should use river corridors in town plans, local hazard mitigation plans, municipal regulations, emergency & road planning, and conservation.
At the state level, regulation concerning river corridors is found in permits under floodplain and river corridor rule (requires ANR review), stream alteration rule, act 250 review , hazard mitigation and transportation planning, grants & conservation
Ned explained that towns that have more stringent regulations concerning flood hazard areas and river corridors get more benefits from the Emergency Relief & Assistance Fund (ERAF). Federal ERAF funding pays 75% of eligible costs after disasters. In VT, the remaining 25% is split between state and town. The State picks up 7.5% in towns that take no action. In towns that take four required mitigation actions – Current AOT road standards, participate in the national flood insurance program, have an updated local hazard mitigation plan, and local emergency operations plan, the State will pay 12.5%. Reading has all but an updated local emergency operations plan which Bob Allen said would be re-adopted soon. In order to be eligible, the Emergency Operations Plan has to be re-adopted after Town meeting and before May 1st. 
For towns that take additional measures to protect river corridors in zoning regulations, including allowing no new structures in FEMA flood hazard areas or river corridors along with 4 other mitigation actions, state would pick up 17.5%. Ned explained that for some towns or cities where buildings are already located within the river corridor, new buildings may be allowed behind existing structures.
Ned pointed to a report at www.floodready.vt.gov for an outline of what towns have already done to protect river corridors and how much development is affected. The report shows that there are two flood hazard areas in Felchville, and that there is one critical building in a flood hazard area which is a communication tower. The report also shows that 2% of buildings in town are in a flood hazard area. 
Improvements to existing structures might need conditional use review according to the model regulations. Bob commented that he has not had any permit requests for building within the flood plain. Becky commented that more buildings are likely to be included if river corridor protection standards are adopted. Ned pointed out that if the corridor is protected, it will serve the interests of people whose houses are located in the corridor as any new development upstream could affect houses downstream in a flood situation. Bob asked if the house is within the corridor but above it (in terms of elevation). Ned said the purpose is to keep people from being in a bad spot and to allow the corridor to adjust. Dan said that he could put the river corridor overlay on a satellite image to show houses in the river corridor. Ned said that for the most part this does not require farmers to plant buffers – only affects building within corridor area. 
Steve asked about the Floodway – Ned said that the floodway is a narrower area within a flood hazard area where high velocity water goes based on a model. The Floodway is a special right of way for flood water – built into national flood insurance program. Buildings located in the floodplain can be elevated and space created for water to go through. 
2. Zoning Application– Bob Allen came with a question about requirements for an applicant who would like to build a residence and kitchen facility, but was denied a loan for both. The applicant would like to build the kitchen facility first and then build the residence when they can get financing. Originally Bob had permitted the kitchen as a home-based business as it would  have been less than 30% of the area of the residence, but without the residence, he thought the kitchen facility should go through conditional use review. Planning Commission members agreed that the application should go through conditional use review by the Zoning Board of Adjustment. Bob will let them know that they need to apply for conditional use review. 
3. Next month – Dan will show maps of river corridors and wildlife corridor overlay district. Ken said he has been looking at good and bad examples of buildings on or near ridgelines and has been taking photos. Sometimes building on side of slope is just as bad as building on top. Ken will bring examples to discuss. Dan said that he looked at language in other towns – he said generally we are on par with other towns. 
4. Next meeting – June 6th – to be confirmed
5. Adjournment – Ken made a motion to adjourn, Beckyseconded. Meeting adjourned at 8:35 pm. 
Respectfully submitted,
Becky Basch, Secretary
