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Chapter 1 INTRODUCTION   
 
Vermont, indeed the world, started learning about the COVID-19 pandemic at the start of 2020 
as the Reading Planning Commission began rewriting the Town Plan.  The challenge for 
everyone has been how to continue with the business of the world in as normal a way as 
possible.  The Planning Commission started meeting online using ZOOM on June 1, 2020.  The 
format has not been ideal for dealing with contentious matters, but it has allowed Commission 
members to work remotely and safely on the Town Plan rewrite.  It has also made it easier for 
the public to participate in discussions at meetings.  Since the meetings are recorded, everyone 
can also review the details of the discussions at any later time. 

The pandemic has dramatically changed many businesses, left many people unemployed, and 
changed the way we all shop and obtain services.  Some residents have jobs that allow them to 
work from home but only where they have high speed, reliable Internet service.  An unexpected 
consequence of the pandemic is that new people have moved into the state seeking a safer place 
to live and raise a family.  They have bought houses and property, and many have set up 
residence.  As a result, towns have seen an increase in school populations and property values.  A 
priority for many who move to Vermont is the availability of cellular and high-speed broadband 
service. 

Purpose of a Town Plan 

Towns have the authority to adopt Town Plans under Vermont Statutes Annotated (V.S.A.) Title 
24, Section 4381. Reading’s Plan should reflect the community’s wishes for the direction of 
future growth and level of development regulation, and guide local land use decisions. The Plan 
should summarize the Town’s attitudes as clearly as possible so the Zoning Ordinance can carry 
out its provisions. The Plan expires after eight years.  

A duly adopted Town Plan, approved by the Regional Planning Commission: 

• Allows a town to amend its Zoning Ordinance and Subdivision Regulations. 

• Serves as the basis for the Town’s position on developments reviewed by the Vermont 
Environmental Board under Act 250 and allows the Town to participate as a statutory 
party in that process. 

• Serves as the foundation for the Town’s position on the placement of telecommunication 
facilities, wind farms and other power generation facilities under 30 V.S.A., Section 248. 

• Enables the Town to apply for municipal planning grants from the Department of 
Housing and Community Affairs. 

In order to be approved by the Regional Planning Commission, the Town Plan must be 
consistent with the State Planning Goals under Act 200 (V.S.A. Title 24, Section 4302). The Plan 
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must also contain the elements listed in V.S.A. Title 24, Section 4382, which are essentially the 
chapter headings of this document and the maps at the end of it. 

Population and Demographics 

Reading’s population was at an all-time peak of 1,603 in 1820 and low of 437 residents in 1940. 
The migration of farmers to the Midwest led to a loss in population in Reading and other towns 
in Vermont until the early 1900’s when the machine tool industry moved into the region and 
population rose steadily for a number of decades. The closure of several large plants in the 1980s 
led to a slight decline in Reading’s population between 1980 and 1990, but the decade between 
1990 and 2000 showed a population growth of 15% to 707.  According to Census data, this rise 
was strictly due to people moving into Town. The “natural increase” (births minus deaths) 
showed a drop of 9.5 persons between 1990 and 2000. The U.S. Census Bureau counted 
Reading’s population in 2010 at 666 for a decrease of about 6% from 2000.  As of 2018, the 
population was estimated to be 610 (American Community Survey, U.S. Census Bureau).  The 
2020 Census data was not available at the time of the writing of this Plan. 

Figure 1.1: Town of Reading Population Trends 

 
 

Town Plan Survey and Discussion Groups  

The Planning Commission writes the Town Plan based on the attitudes of the community about 
the future of the Town.  The Commission gathers this information through surveys of residents 
and landowners, public discussions, public input at Commission meetings, and feedback through 
its email account.  The Commission conducted an online survey in the fall of 2019 and had 104 
responses. The results of the survey are referred to throughout the Plan as percentages of those 
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who actually answered the question, since not everyone answered every question. The data is 
also given as a fraction (responses in support of the result divided by the total number of people 
who actually answered that question). As an example, 104 people took the survey, 90 answered a 
particular question, and 45 were in favor of the question. The text indicates “50% of respondents 
were in favor of the question (45/90).”  The survey results are available in Appendix B. 

Unfortunately Question #38 of the Survey contained an error about changes at Reading 
Elementary School. It mistakenly asked residents about the educational impact of moving the 
4th, 5th, and 6th graders to Woodstock Elementary School in the 2020 academic year when in 
fact they had started attending there in the fall of 2019. The PC regrets the mistake, which many 
respondents pointed out in their replies. 

In addition, the Commission held a Town Plan rewrite kick-off meeting in January 2020 to 
review the Survey results, present the work schedule for the rewrite, and ask the public what 
other issues they would like to see addressed. In March 2020 the Commission held another 
public discussion on future trends for the town: demographics, changing property values, real 
estate trends, employment and business opportunities, and affordable housing. The Reading 
Listers presented information on many of these topics. Unfortunately, only a few people attended 
each of these meetings.   

When asked about the biggest issues facing Reading over the next eight years, respondents 
identified the following generalized common ideas.  About 30% of the people completing this 
survey did not answer this question.   

a. Aging population, lack of growth, and a need for more young families; 
b. Fear of losing the school and the resulting impacts on the community; 
c. Need to invest in infrastructure, including water/sewer in Felchville as well as broadband 

and cell phone service town-wide; 
d. Lack of jobs, distance to opportunities, low wages; 
e. High cost of living, property taxes; 
f. Affordable housing; and, 
g. Loss of rural character, fragmentation. 

 

Town Plan Organization 

The chapters in the Plan provide background and discussion of the issues identified in the Town 
Plan Survey, and raised at Planning Commission meetings. Each chapter presents a number of 
Goals, Action Steps, and Policies for the topics discussed in that chapter, but the Planning 
Commission knows the real challenge for the future is actually implementing these Goals. To 
help with this process, the Commission has suggested which group, committee, board, etc., in 
town (examples: the Select Board, the Planning Commission, the Recreation Committee, the 
Highway Dept., and so on) is most suited to work towards accomplishing each goal throughout 
the Plan. In addition, the Planning Commission studied the goals at the end of each of the 
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chapters, and in Chapter 11 list the most important to work toward over the next eight years. 
Chapter 11, Implementing the Plan, also lists the Action Steps the Commission feels Town 
organizations and citizens must take to support these Goals. 
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Chapter 2 NATURAL, SCENIC AND HISTORIC RESOURCES 
 

Strong interest was expressed by respondents to the 2019 Community Survey in the natural, 
scenic and historic resources in Reading.  When asked about protecting or preserving certain 
resources, respondents indicated “important” for the following resources were as follows: 82% 
for critical wildlife habitat (75/92), 79% for productive agricultural lands (73/92),  78% for 
wetland habitat (72/92), 74% for critical fish habitat (68/92), 71% for scenic views (65/92), 71% 
for historic trails and paths (66/93), , 66% for historic structures and adjacent lands (61/93), 65% 
for undeveloped open fields and pastures (60/93), 62% for archeological sites (57/92), 61% for 
undeveloped large tracts of forest land (56/92), and 56% for undeveloped ridgelines (53/94)..  

Town Setting 

The Town of Reading is situated at the eastern edge of the southern Green Mountains and just 
west of the Southern Vermont Piedmont biophysical region.  Biophysical regions are classified 
on the basis of climate, geology, topography, soils, natural communities, and human history.1  
Much of the Town lies in the foothills on the eastern slope of the Green Mountains.  Population 
densities are concentrated around four villages or hamlets: Felchville, South Reading, 
Hammondsville and Bailey’s Mills.   

Felchville is the hub of housing density and commercial activity and is located on the Town’s 
primary north-south transportation corridor, VT Route 106.  The village is bordered on the south 
and east by flat agricultural land and the North Branch of the Black River floodplain.  
Hammondsville is also located on VT 106 about 2.9 miles north of Felchville. South Reading is a 
historic hamlet with a cluster of homes, an old stone schoolhouse, and a stone church but with 
little to no commercial activity.  It is located four miles west of Felchville on the Town’s primary 
east-west highway, Tyson Road.     Bailey’s Mills is a small hamlet nearly at the Town’s 
geographic center.  

Twenty-five percent, or 6808.39 acres, of the Town’s total land area (41,65 square miles or 
26,656 acres) is owned by the State of Vermont including the Arthur Davis Wildlife 
Management Area (5,310.15 acres), Coolidge State Forest (1,132.85 acres), Twenty Foot Hole 
State Forest (37.20 acres), the Knapp Brook Wildlife Management Area (325.19 acres), and the 
Vermont Agency of Transportation’s salt shed (3.00 acres).2 As public access to private lands 
for recreational pursuits (e.g., hiking, hunting, fishing, nature observation) continue to be posted 
at increasing levels in Reading and surrounding towns, conserved public lands, such as those 
identified above, will be critically important to providing residents and visitors to the Town with 
places to conduct traditional, low impact, natural resource based activities.   

 
1 Thompson, E. H., and E. R. Sorenson. 2000. Wetland, Woodland, Wildland: a guide to the natural communities of 
Vermont. Vermont Department of Fish and Wildlife and The Nature Conservancy of Vermont. 
2 Acreages are as reported by Reading Town Listers 
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Geology  

Topography and Soils 

Reading’s topography is defined by hilly terrain with steep slopes and ridgelines and valleys 
following the Town’s principal watercourses: North Branch of the Black River and Mill Brook.  
Land elevations above sea level generally exceed 1,500 feet but range from 754 feet at Felchville 
to 2,602 feet at the summit of Mount Moses. The Town is primarily forested interspersed with a 
patchwork of open fields revealing its agricultural past as well as current land use patterns.  
Much of the flatter land along existing roads is designated prime or statewide agricultural soils 
by the Natural Resource Conservation Service.3  

Within many wooded areas are pockets of deeper, more fertile soils or “enriched sites.” These 
provide excellent conditions for forest growth. Soils found in Reading’s wooded areas can 
generally be divided into shallow (10 to 20-inch depth to bedrock) to moderately deep (40 inches 
to bedrock) forested soils. Glover, Vershire, Lyman, Pomfret, and Tunbridge soils dominate 
these woodlands.  

As elevation decreases on the hill slopes, soils with deeper profiles are not uncommon. Berkshire 
and Dummerston soils are deep well-drained soils.  Soils with a “hardpan” and what is locally 
known as “blue clay” include the less well-drained, but still productive, Buckland, Peru, and 
Cabot soils. Near streams and outwash areas of the major streams are the best soils for all uses. 
These include Agawam, Windsor, and the less well-drained Podunk and Grange soils. 

Agricultural Soils 

The soils best suited for farming in Reading are classified as prime and statewide significant 
agricultural soils. Soils in the prime (or high) category are those which, due to chemical and 
physical properties, are the most fertile and exhibit the fewest limitations for farming.  They have 
high potential for sustained agriculture and little or no limitation for a wide variety of crops 
adapted to Vermont’s climate. Soils classified as being of statewide significance (or good) have 
potential for growing crops, but one or more limitations will restrict the choice of crops and 
require more intensive management than soils in the prime category. Both soils categories are a 
finite resource upon which the future viability of agricultural endeavors in Reading are 
dependent.  

Approximately 768 acres of prime and 2,441 acres of statewide significant agricultural soils are 
located in Reading. Cultural, economic and environmental issues related to agriculture and 
preservation of farmland are discussed in more detail below. 

 
3 U. S. Department of Agriculture, Natural Resource Conservation Service Web Soil Survey (WSS): 
http://websoilsurvey.nrcs.usda.gov/app/. 
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Development Capability and Septic Regulations 

Since the last Town Plan (2015), Vermont Wastewater System and Potable Water Supply Rules 
have been revised and became effective on April 12, 2019.4 The new rules allow for installation 
of septic systems on 30% slopes (in contrast the old regulations allowed systems only on 20% 
slopes) and in shallower soils on certain qualifying sites.  As many of the land parcels in 
Felchville are too small to comply with State septic regulations, the Town encourages the State 
to pursue innovative septic system designs and technologies suitable for use on small parcels.  In 
2017 the Reading select board approved establishment of the Water and Wastewater Committee 
to look into these issues affecting Felchville. In 2019 that committee was merged with the 
Energy Committee. 

Slope and Elevation 

Slope is the inclination of the land surface and is an important factor in determining suitability 
for development.  The Natural Resources Conservation Service has divided slope classifications 
into the following categories: 

0-3% Generally suitable for most types of development, but may require drainage; 
3-8%  Most desirable for development, having the least restrictions; 
11-15% Suitable for low-density development when particular attention is given to erosion 

control, runoff, and septic design; 
15-25%  Unsuitable for most types of development and septic systems, construction is 

costly, erosion and runoff problems likely; 
>25%  All types of construction should be avoided, careful land management for other 

uses needed. 

Generally, in Vermont, land above 2,500 feet in elevation is considered a fragile environment 
and development there should be strictly discouraged.  The land tends to be steep with an 
extremely shallow soil depth to bedrock, low recovery rates of damaged vegetation, and high 
susceptibility to erosion.  These highland areas are largely in forested areas and contribute to the 
capture and filtration of clean water to lower elevations.  Pursuant to Vermont statute (10 V.S.A. 
§ 6086)  development for commercial, industrial, or residential use above 2,500 feet elevation is 
subject to a State land use (Act 250) permit.  Lands above 1,500 feet in elevation are classified as 
headwaters (10 V.S.A. § 6086). 

The Elevation and Slopes Map of this Town Plan identifies steep slopes (over 25%), high 
elevations (mostly over 1,800 feet), and ridgelines. Careful consideration should be given to the 
fragile and scenic nature of these areas when determining what kinds of development should be 
allowed there. 

 

4 https://dec.vermont.gov/sites/dec/files/dwgwp/rorules/pdf/Wastewater-System-and-Potable-Water-Supply-Rules-
April-12-2019.pdf. 
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Earth Resources 

Talc was historically mined on the east side of VT Route 106 near Hammondsville. The mine 
closed many years ago, however, leaving the area with pits and caverns that make the land unfit 
for residential development. The former mine area has been zoned for industrial or mining use. 
Land to the north and east of Felchville (near junction of VT Routes 106 and 44) is also zoned 
for industrial and mining use and was the location of a talc processing facility for many years. As 
some of the land formerly owned by the talc processing facility is considered deer wintering 
habitat and a wildlife travel corridor by the Vermont Department of Fish and Wildlife (VDFW) 
and contains steep slopes, the Planning Commission is considering redesignating this area on the 
Future Land Use Map. Part of the property owned by the Town is now occupied by the new fire 
station.  

Mineral resource extraction is allowed as a conditional use in the Industrial, RR-25, and RR-10 
zoning districts subject to requirements specified under Section 4.5 of the 2007 Reading Zoning 
Ordinance.  Dust, noise, and wear and tear on roads are some typical negative impacts associated 
with earth extraction activities.  

Fragile Areas 

Wetlands 

Wetlands are a unique and valuable natural resource.  Such areas are defined as “those areas of 
the state that are inundated by surface or ground water with a frequency sufficient to support 
significant vegetation or aquatic life that depend on saturated or seasonally saturated soil 
conditions for growth and reproduction. Such areas include but are not limited to marshes, 
swamps, sloughs, potholes, fens, river and lake overflows, mud flats, bogs, and ponds, but 
excluding such areas as grow food or crops in connection with farming activities. See 10 V.S.A. 
§ 905b(18).”5  

In the Vermont landscape, wetlands often occur in association with lakes, ponds, rivers and 
streams.  They may also, however, be isolated from any obvious connection to surface water.  In 
all wetlands, the presence of water creates conditions favorable to the growth of specially 
adapted plants such as cattails, water lilies, alders, dogwood, red maple and boxelder to name 
just a few.  Wetlands serve many functions and benefit the health, safety, and welfare of the 
general public.  Primary wetland values include fish and wildlife habitat, flood and erosion 
protection, nutrient and pollution filtration, ground water recharge, aesthetic diversity, and sites 
for educational and recreational activities. It is estimated that less than 5% of Vermont is 
wetland.  “[V]arious estimates place current wetland acreage in Vermont between 220,000 
(USFWS National Wetland Inventory) and 600,000 (NRCS National Resource Inventory) acres. 

 
5 Vermont Wetlands Rules ( 
January 12, 2020): http://www.nrb.state.vt.us/wrp/rulemaking/wetlands2010/filedruledocs/VWR%207-16-10.pdf. 
https://dec.vermont.gov/sites/dec/files/documents/wsmd_VermontWetlandRules.pdf. 
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The USFWS (United States Fish and Wildlife Service) estimates that 35% of the state’s original 
wetland acreage has been lost to agricultural development and other uses.”6 Vermont’s original 
wetland area has been lost or severely impaired due to over 200 years of draining, dredging, 
filling, or excavation activities associated with industrial and residential developments and 
agriculture.  The most effective way to assure the continuation of wetland values is to protect 
these areas that remain.  Several state and federal laws provide protection for wetlands including 
the U.S. Army Corps of Engineers Section 404 permits under the Clean Water Act, Vermont’s 
Act 250, and the Vermont Wetlands Rules. 

All wetlands mapped or not, may be regulated by the State and federally by the U. S. Army 
Corps of Engineers.  Maps of wetlands provide some information about the location of wetlands; 
however, on the ground wetland delineations (which are good for five years) provide the most 
accurate information about the exact location of a wetland’s boundaries. Wetlands mapped on 
the Water Resources Map7 are based on aerial photos and include the National Wetlands 
Inventory prepared by the U. S. Fish and Wildlife Service and smaller wetlands mapped by the 
Mount Ascutney Regional Commission  (MARC), formerly known as Southern Windsor County 
Regional Planning Commission. Wetlands on the Vermont Significant Wetlands Inventory maps 
are Class I and II wetlands which are defined under the 2020 Vermont Wetlands Rule.8  Any 
wetland over ½ acre in size, and wetlands that are habitat to rare, threatened and endangered 
species, and other types of wetlands described in the Vermont Wetland Rules are automatically 
presumed Class II wetlands even if not mapped.  Class II wetlands have a 50-foot buffer zone 
around them that is regulated by the Vermont Wetland Rules.   The buffer zone for a Class I 
wetland shall extend at least 100 feet from the border of the wetland, unless the Department 
determines otherwise pursuant to 10 V.S.A. § 915. Class III wetlands are those not Class I and II 
and therefore are not regulated under Vermont Wetland Rules.  However, these may be protected 
by the State via Act 250 review or federally under Section 404 of the Clean Water Act (review 
required for large or federally funded projects).  The degree to which a particular wetland fulfills 
the above functions, rather than its size, determines its significance under Vermont Wetland 
Rules.  

Beaver Wetlands  

Because beaver activity can alter wetland communities, most frequently along streams and 
ponds, and in many instances interact or even conflict with established human land uses, beaver 
wetlands (including their dams, impoundments or ponds, travel canals and adjacent riparian 
areas) are treated here as a special wetland category. Next to humans, no other animal appears to 
do more to shape its surroundings. Their alteration of the landscape constitutes a form of natural 

 
6 Vermont Statewide Surface Water Management Strategy (2017): 
http://www.vtwaterquality.org/wqd_mgtplan/stressor_encroachment.htm 
https://dec.vermont.gov/sites/dec/files/documents/wsmd_swms_Chapter_1_Introduction.pdf.   
7 Vermont Significant Wetlands Inventory Maps: https://dec.vermont.gov/watershed/wetlands/maps. 
8 Vermont Wetland Rules (2020): 
https://dec.vermont.gov/sites/dec/files/documents/wsmd_VermontWetlandRules.pdf 
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disturbance whereby aquatic habitats are transformed from one wetland type to another (e.g., 
damming a stream to create a pond) or are expanded in size (surface area inundated). 
Consequently, beaver is an ecologically important keystone species, i.e. “one that makes habitats 
viable for other species, whose removal would result in changes to the habitat that would limit or 
exclude those other species, and whose impact far exceeds its biomass or population.”9  

Even though beavers are important ecologically and their continued presence on the landscape 
deserves our attention, there are instances where beaver activity conflicts with human land uses. 
Beavers inhabiting areas on or adjacent to residential properties may cause flooding of yards, 
septic systems and driveways; pastures and croplands; or loss of timber, orchard and landscape 
vegetation. Public works infrastructures, specifically roads and bridges, may also be 
compromised. In these cases, intervention may be deemed necessary to resolve conflicts 
affecting property and public safety. Management of problem beavers comes under the general 
purview of the VDFW, albeit certain remediative actions, such as dam removal and flow 
manipulation, may involve programs administered by the Vermont Department of Environmental 
Conservation. In 2002 and subsequently updated, the two departments in concert with one 
another prepared Best Management Practices (BMPs)10 to simplify and unify the legal and 
regulatory framework related to beaver-human conflicts.  By following these BMPs, the impacts 
on resource values associated with beaver ponds, wetlands, and streams may be minimized and 
the risks to downstream landowners should be reduced. Additionally, any person or organization 
who complies with these BMPs will need no further authorization from the agency to take the 
necessary actions to manage human-beaver conflict.  Reading residents and town highway 
officials with specific questions relating to a beaver problem are encouraged to contact a VDFW 
wildlife biologist based at the Springfield Regional Office (phone: 802.289.0603).  

 

 
9 https://wetlandsconservancy.org/wp-content/uploads/2017/03/Donette-Miranda-
Beavers_Role_in_the_Ecological_Community-Final.pdf. 
10 Best Management Practices for Resolving Human-Beaver Conflicts in Vermont: 
https://vtfishandwildlife.com/sites/fishandwildlife/files/documents/Learn%20More/Library/REPORTS%20AND%2
0DOCUMENTS/FURBEARER%20AND%20TRAPPING/BMP-FOR-BEAVER-HUMAN-CONFLICTS-2017.pdf 

https://en.wikipedia.org/wiki/Keystone_species
https://wetlandsconservancy.org/wp-content/uploads/2017/03/Donette-Miranda-Beavers_Role_in_the_Ecological_Community-Final.pdf
https://wetlandsconservancy.org/wp-content/uploads/2017/03/Donette-Miranda-Beavers_Role_in_the_Ecological_Community-Final.pdf
https://vtfishandwildlife.com/sites/fishandwildlife/files/documents/Learn%20More/Library/REPORTS%20AND%20DOCUMENTS/FURBEARER%20AND%20TRAPPING/BMP-FOR-BEAVER-HUMAN-CONFLICTS-2017.pdf
https://vtfishandwildlife.com/sites/fishandwildlife/files/documents/Learn%20More/Library/REPORTS%20AND%20DOCUMENTS/FURBEARER%20AND%20TRAPPING/BMP-FOR-BEAVER-HUMAN-CONFLICTS-2017.pdf
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Vernal Pools 

Seasonal or “vernal” pools are generally defined as depressions with no permanent inlet or outlet 
and do not support fish life.  Vernal pools provide critical breeding habitat for many amphibians 
(e.g., wood frogs, spotted salamanders) and invertebrate species (e.g., fingernail clam, fairy 
shrimp).   Because the pools fill up with water either from snow melt or rainfall, most seasonal 
pools are only wet in the spring months and dry up during the summer months. Vernal pools may 
be overlooked in site evaluations because they are only wet for a few months out of the year.  
The Town should consider coordinating with landowners to map vernal pools in order to protect 
these valuable habitats. 

A beaver dam pipe is installed in the dam at a desired water 
level to prevent flooding of adjacent road or land. Grafton, 
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Table 2.1 – Inventory of Natural and Cultural Resources 

INVENTORY OF NATURAL AND CULTURAL RESOURCES 

 

Rare and/or Irreplaceable Natural Communities/Areas 

1. Reading Pond in the Arthur Davis Wildlife Management Area. 

2. High elevation areas and ridgelines shown on the map, generally above 1,800 feet. 

3. Class I and II wetlands as identified by the Vermont Wetlands Program. 

4. The Moose Crossing on Tyson Road in the area referred to as The Alps. 

5. Critical or significant wildlife habitats and natural communities recognized by the  Vermont 
Department of Fish and Wildlife. [The Vermont Natural Resources Atlas currently shows three 
“rare, threatened or endangered” species or community locations in Reading.]  

 

Historic and Cultural Resources 

1. Felchville Cemetery on Tyson Road (Town of Reading) 

2. Weld/Sawyer Cemetery on Weld Cemetery Road (Town of Reading) 

3. Spear Cemetery on Spear Cemetery Road (Town of Reading) 

4. South Reading Cemetery on Malagash Road (Town of Reading) 

5. Amsden Cemetery on Flat Iron Road (Town of Reading) 

6. Bailey’s Mills Cemetery off Bailey’s Mills Road (Town of Reading) 

7. Buck Cemetery off VT Route 106 (private landowner) 

8.   Shedd Cemetery on Stone Chimney Road (private landowner) 

9. Swain Cemetery off Brown Schoolhouse Road (Town of Reading) 

10.  Indian Stones (Town of Reading) and Roadside Historic Marker on VT Route 106 (State of 
Vermont) 

11.  Methodist Church in Felchville (Reading Historical Society)  

12. Stone Chimney on Stone Chimney Road (Reading Historical Society) 

13.  Old Universalist Church in Felchville (Reading Historical Society) 

14.  Stone Schoolhouse in South Reading (Town of Reading) 

15. All existing old stone walls and cellar holes 

16. Historic sites listed in the Vermont Historic Sites and Structures Survey 
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Surface Waters  

Reading sits in the headwaters of Mill Brook, Ottauquechee River, and North Branch of the 
Black River. The VT 106 corridor south of the village of Felchville broadens to a flat, open 
floodplain following the North Branch of the Black River.  Heading upstream from Felchville 
the North Branch follows Tyson Road to South Reading where it is formed at the convergence of 
Darby and Alder Meadow brooks.  Mill Brook is the dominant watershed in the northeastern 
portion of Reading.  In the hamlet of Bailey’s Mills, the brook is joined by Bailey’s Mills Brook 
and further downstream in Hammondsville meets Reading Hill Brook which parallels Route 106 
to the north.  Mill Brook then flows southward along Route 106 before turning east into West 
Windsor near the junction of VT Route 106 and 44.  The northwest part of Town in the vicinity 
of Chase Corners is included in the upper Ottauquechee River watershed.  Problems in these 
higher elevation streams can impact water bodies far downstream, therefore it is critical that the 
Town protect headwater streams.  

There are no known direct discharges of pollutants or “point sources” into any of the water 
bodies in the Town of Reading.  Nonpoint source pollution such as runoff from agricultural 

Scenic Resources 

1. Tyson Road in and west of South Reading 

2. North Puckerbrush Road 

3. Caper Hill Road 

4. Jenne Farm Road 

5. Grasshopper Lane 

 

Agricultural and Silvicultural Lands 

1. Rolling Meadows Farm  

2. Reading Farms  

3. Spring Brook Farm, Caper Hill Road 

4. Jenne Farm  

5. Newhall Farm  

6. Rowlee Farm  

7.  Happy Acres, Twenty Mile Stream Road 

8. Sylvan Acres, Tyson and Archer Roads 

9.  Reading Center area  
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practices located too close (or in) fragile streams, failed septic systems, land development, road 
maintenance or poor forestry practices can threaten waterways in Reading. 

Three lakes (ponds) in Reading are significant 
resources, namely Reading Pond located in the 
Arthur Davis Wildlife Management Area and 
Knapp Ponds No. 1 and 2 in the Knapp Brook 
Wildlife Management Area. Knapp Ponds have 
developed public access areas, are located in the 
Town of Cavendish and owned and maintained 
by the VDFW, and provide boat launch ramps, 
shoreline and handicapped platform fishing, and 
parking.  Public access to Reading Pond is not 
developed but accessible only by a trail which is 
not open to motorized vehicles. 

Tropical Storm (TS) Irene caused extensive 
flooding throughout the Town on August 28 and 29, 2011 resulting in extensive damage to the 
community’s transportation infrastructure, several residences, and personal and public properties.  
The flood also had significant effects on streams, ponds and wetlands with impacts on their very 
character and the natural values and services these waters provide the people of the Town and 
environment.  Wildlife, most particularly aquatic biota (fish and invertebrate populations) 
suffered setbacks.  Flood water realigned stream channels laterally, streambeds were 
downgraded as well as aggregated, and large quantities of wood (whole trees, limbs, etc.) were 
introduced as a result of streambank erosion of adjacent riparian woodlands.  Wildlife 
populations have evolved over the millennia to recuperate from such natural catastrophic events 
within relatively short time spans providing all elements of habitats necessary for species 
reproduction and survival remain.   No doubt the flood had significant costs to the Town, and 
flood recovery activities were necessary to restore Town services (e.g., bridge and culvert 
obstruction removal, bank stabilization).  Nonetheless, the flood revitalized and even enhanced 
in-stream habitats which can allow wildlife populations to rebuild to levels on par or even 
exceeding that which existed before the flood.   Certain activities, such as stream channelization, 
gravel extraction and bank berming, were also conducted and will have long term negative 
effects on stream and floodplain functions and aquatic biota.  These activities should be 
discouraged in the future. 

Tactical basin plans (TBP) for Vermont’s watersheds are developed by the Vermont Agency of 
Natural Resources, Water Investment Division.  Each TBP contains objectives, prioritized 
strategies, benchmarks and tasks in order to facilitate the implementation of the plans.   
Reading’s waters are addressed in the Basin 10 Plan for the Black and Ottauquechee rivers and 

Knapp Pond #2  
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adjacent Connecticut River and tributaries (2018)11.  The TBP is the guidance document for the 
ANR’s work on water resources.  It is used to prioritize projects and target resources for 
restoration and protection.   The goals of the Reading Town Plan and local water quality 
improvement projects should be listed in the town plan in order to prioritize them in the TBP.   
Work on updating the TBP is scheduled to begin in the year 2021.     

Towns receive additional consideration on grant funding applications if it adopts higher levels of 
protection for flood hazard areas.  These protections also qualify towns for reduced cost share 
after a declared disaster for damage to public infrastructure including roads and culverts through 
the Emergency Relief and Assistance Fund (ERAF).  For disasters after October 23, 2014, the 
State of Vermont will contribute an additional 7.5% toward the costs. Currently for Reading, 
following disasters the State contributes 7.5% of the cost share as updates to the Local 
Emergency Management Plan (LEMP) are ongoing.  Once the LEMP is complete, the rate will 
improve to 12.5%.  In July 2019, Reading adopted river corridor protections in the zoning 
bylaws, which will increase the towns ERAF rate to 17.5%. 

Municipal roadways that are in close proximity to surface waters are now subject to a Municipal 
Roads General Permit (MRGP).  This will involve maintaining an inventory and implementing a 
stormwater improvement plan for these road segments.  These road segments are expected to be 
fully compliant with the standards included in the General Permit by December 31, 2036.  It has 
been and will continue to be costly to bring town roads into compliance.  Funding assistance is 
available through a variety of programs, such as Better Roads, Municipal Roads Grants-in-Aid, 
Municipal Highway and Stormwater Mitigation, and the Transportation Alternative Program.  
The Town should work with ANR on priority watershed improvement projects identified in river 
corridor plans and the Town’s road erosion inventory and improvement plan (see Appendix D 
for a tentative list of projects). 

Fisheries 

The surface waters of Reading are rich in coldwater (trout) fishery resources.  Streams, from the 
small headwater brooks to the more lowland rivers, support wild trout populations. The North 
Branch of the Black River upstream of the falls in Felchville, including its tributaries (Darby and 
Alder Meadow brooks) provide habitat for naturally reproducing brook trout.  Below the falls, 
where the waters tend to be warmer, wild brook trout are largely supplanted by brown trout.  
Similarly Mill and Bailey brooks are habitats for wild populations of both trout species.   

Tropical Storm Irene flood damage recovery activities had significant negative effects on fish 
habitat and fish populations, including trout populations.  Extensive stretches of the North 
Branch of the Black River and Bailey Brook were channelized which significantly impaired 

 

11 
https://dec.vermont.gov/sites/dec/files/documents/mp_TacticalBasinPlan_Basin10_BlackAndOttauquecheeRivers.p
df 



   

  Draft September 17, 2021 

 

Reading Town Plan  page 16 
Chapter 2 NATURAL RESOURCES 

   

 

habitats.  Evidence of flood damage and post-flood response channel alterations continue to be 
visible and will require years to fully recover to conditions that occurred prior to the flood. 

Unlike the streams, Reading and the Knapp ponds do not provide habitat conditions capable of 
supporting sustainable wild trout populations. Their shallow depths and water sources do not 
provide year-round cold-water temperatures needed to sustain trout populations.  Therefore, the 
two Knapp Ponds are stocked annually with hatchery raised trout.  The more downstream 
impoundment, Pond #1, is stocked with rainbow trout, and Pond #2 is stocked with brook trout.  
Reading Pond is not stocked but is populated with several warmwater fish species, e.g., golden 
shiners and creek chubs.  

The ability of streams in Reading to support wild 
trout populations is dependent on the quality of 
the water (e.g., absence of pollution), adequate 
seasonal stream flows, maintenance of cool water 
temperatures through the summer months, and 
provisions for spawning areas and an abundance 
of fish cover (i.e., places for fish to find safe 
refuge).  Stable stream banks, which are 
vegetated with trees, shrubs and other plants and 
left largely in an undisturbed, natural condition 
are critical to maintaining habitat necessary to 
the health and survival of trout populations. 

Other impacts on streams affecting fish and wildlife as well as Reading’s transportation 
infrastructure are culverts and bridges.  Design and condition of stream crossing structures 
determines whether a stream behaves naturally and whether fish and other aquatic organisms are 
able to move within the stream corridor. Undersized culverts, a common situation, restrict stream 
flow particularly during high flow events resulting in increased streambed scour and bank 
erosion both up and downstream of the crossing.  Blocked culverts compromise the structural 
integrity and safety of the road crossing and may result in damage to adjacent properties.  
Numerous private and public bridges and culverts failed in Reading as well as other towns 
throughout southern Vermont as a result of Tropical Storm Irene on August 28 and 29, 2011 
primarily due to their being undersized and incapable of handling the 100-year flood frequency 
stream flow event.  

Undersized culverts can also block the movements of fish, such as brook trout, and other aquatic 
species (e.g., amphibians, reptiles and small mammals) from accessing critical habitat areas 
within the stream corridor.  This results in habitat fragmentation and, for wildlife crossing road 
surfaces, increased mortality from vehicles.  State and federal regulations and programs require 
aquatic organism passage be taken into consideration during the design of new and replacement 
road crossings.  Stream crossing design concepts and considerations for aquatic organism 

Native brook trout 
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passage are discussed in a VDFW document Vermont Stream Crossing Handbook12.  Since TS 
Irene several bridges in Reading, that were severely damaged during the flood, have been 
replaced by new structures designed for higher flow events as well as enabling aquatic organism 
passage.  

Riparian Buffers 

A riparian buffer is a band of vegetation located next to a body of water such as a stream or pond 
shoreline.  Maintaining vegetated buffers of native trees and shrubs is the easiest and most cost-
effective way to improve water quality in streams, rivers, lakes, and ponds.  Buffers filter runoff 
from roads, lawns, farms, junkyards, and construction operations that may carry fine sediment, 
nutrients, oils, fertilizers or other pollutants to receiving waters.  The root structure of vegetated 
buffers can also help to hold stream banks in place preventing erosion.  By reducing the speed of 
runoff, buffers allow water to infiltrate into the soil and therefore reduce the volume of runoff 
into the stream.  This has the combined effect of preventing flooding and recharging the 
groundwater supply. 

Retention of mixed age class trees along streams and shorelands is important to habitat formation 
necessary to maintaining healthy, abundant fish and wildlife populations that are dependent on 
riparian and aquatic systems.  Trees contribute organic materials (leaves, limbs, logs, etc.) that 
are important to habitat formation and increasing food abundance.  For example, large wood that 
falls into the stream channel creates habitat complexity (deep pools, refuge cover) necessary for 
trout to evade predators, weather flood events, and successfully survive winter.  Large trees also 
shade streams maintaining cool summer water temperatures necessary for trout survival.  Stream 
banks and pond shorelands lacking large trees and other natural vegetation provide poor habitat 
for fish and wildlife.    

The effectiveness and functions of buffers vary according to soil type, slope, and the type of 
vegetation.  Generally, the wider the buffer, the more effective it is in filtering pollutants, 
protecting banks, and providing habitat areas for fish, birds and other wildlife.  Fifty (50) feet of 
natural vegetation including trees is the minimum buffer width recommended next to all streams, 
rivers, lakes and ponds.  Typically, buffers are measured horizontally and perpendicular to the 
waterway top-of-bank.  The Vermont Agency of Natural Resources (VANR) provides guidance 
on appropriately sized buffer widths for protection of water quality and aquatic habitat in 
adjacent waterways.13   

Buffers clearly provide benefits to water quality, fish and wildlife habitat, and can offer some 
protection against flood damage and erosion.  However, some flexibility in buffer type and width 

 

12 
https://vtfishandwildlife.com/sites/fishandwildlife/files/documents/Learn%20More/Library/REPORTS%20AND%2
0DOCUMENTS/AOP/AOP%20HANDBOOK.pdf 
13 Vermont Agency of Natural Resources. 2005. Guidance for Agency Act 250 and Section 248 Comments 
Regarding Riparian Buffers.  Vermont Agency of Natural Resources, Waterbury. 
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may be considered for projects or activities that provide significant low impact public benefits 
and do not substantially diminish buffer benefits (such as properly located, constructed and 
maintained recreation paths).  The Town of Reading should consider more protective buffer 
requirements than currently provided under Section 3.10 of the Zoning Ordinance, such as 
recommendations developed by the VANR.14  Tropical Storm Irene clearly demonstrated that the 
placement of structures (e.g., houses and other buildings) close to streambanks increase their 
exposure to flood events and loss or substantial damages with costs to property owners and the 
Town.    

Flood Resilience 

According to Reading’s All-Hazard Mitigation Plan, floods are the most probable hazard event 
in Reading, with flash flooding posing the biggest risk for the community.  (See the Water 
Resources Map that shows surface waters as well as flood hazard areas and river corridors.) 

The floodplain for the North Branch of the Black River and tributaries that run into the North 
Branch widens out just south and east of the village of Felchville.  According to soils maps from 
the Natural Resource Conservation Service, this area also contains prime agricultural soils. North 
of Felchville is the Mill Brook watershed with flood hazard areas lying next to it and its two 
principal tributaries, Reading Hill Brook and Bailey Brook.  Maintaining an undeveloped 
floodplain can provide a holding area for flood waters and can be important for filtering storm 
water runoff before it enters a waterway. Maintaining this area can also ensure that natural 
changes in channel form and alignment can be accommodated by the landscape.  Natural re-
adjustments that rivers and streams make can often prevent problems downstream in the future.  
Rivers and streams move over time.  The mapped river corridors delineate those areas where 
development is subject to erosion hazard risks.   

TS Irene demonstrated the importance of discouraging or preventing residential and commercial 
structures in floodplains and river corridors.  These areas were inundated during the flood and 
were depositional sites for sediments and debris transported downstream during the event.  While 
agricultural uses were negatively affected by flooding, losses were temporary and relatively less 
costly than if floodplain development had been permitted.  A common but misguided post-flood 
response practice is to deepen stream channels and construct berms adjacent to floodplains to 
protect property from future flood damage.  However, it has been proven such practices increase 
flood damage vulnerability rather than preventing or lessening the threat. 

FEMA special flood hazard areas are designated along only the larger rivers and streams.  
Inundation flooding is possible along other watercourses.  New developments adjacent to 
streams are discouraged to locate too close to stream banks in order to promote flood resilience.   

 
14Ibid. 
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Wetlands, as discussed elsewhere in this plan, serve a number of important functions, including 
flood water retention.  Maintaining this functionality of wetlands contributes toward mitigating 
flooding impacts in Reading.   

Maintaining forest cover in rural upland areas and steep slope areas helps to maximize 
infiltration of water into the soil, and minimize or slow down stormwater runoff in ways that 
mitigate flooding hazards to downstream locations.  Efforts to minimize heavy cutting in forestry 
activities, limiting the extent and densities of developments, and properly managing stormwater 
in these uplands areas will help contribute toward community flood resilience.   

Reading’s zoning bylaws (Section 3.10 Surface Water and Wetlands) include provisions for 
fifty-foot vegetated buffers along wetlands, streams, rivers and public ponds in order to prevent 
erosion and sedimentation of surface waters.  The Town adopted flood hazard regulations as an 
element in the zoning bylaws in order to minimize future flood damage and make properties 
eligible for flood insurance, whether located within or outside of the flood hazard areas.  Select 
Board 

Adequate culvert and bridge sizing is an important consideration for reducing the potential for 
damages from future floods.  In 2019, the Select Board adopted new standards that require new 
or replaced bridges or culverts to be sized per the VTrans Hydraulics Manual and ANR Stream 
Alteration standards.  

Significant Wildlife Habitat 

Wildlife is plentiful throughout Reading, and nearly all of the land in Town is habitat of some 
kind. Yet some habitat areas are more critical or “significant” than others for the overall 
wellbeing of wildlife species.  Habitat is considered more significant when it supports rare 
species or an unusually large number of species; provides an abundance of food, maternity sites 
or other resources; provides a buffer for wildlife against the effects of development; or when it 
represents a small percentage of the landscape. The VDFW may consider protection of 
significant habitats as Necessary Wildlife Habitat under criterion 8(a) of Act 250. Several of the 
significant habitats that exist in Reading are discussed below.  

The Reading Planning Commission has surveyed the residents of the Town to identify challenges 
facing the community and those most important to its citizens.  2019 Community Survey 
respondents identified loss of rural character and fragmentation among the biggest issues facing 
Reading over the next 8 years.  Forest fragmentation has long been a concern of the community, 
also identified in both 2007 and 2011 community surveys.  See the Town of Reading Forest 
Fragmentation Project Final Report for more background information.  Forest fragmentation 
occurs when large contiguous tracts of forest become disjointed by land division and conversion 
to non-forest uses (house lots, open fields, roads, etc.).  The result is land that is less capable of 
supporting wildlife and species diversity, and the loss of working forests (e.g. timber, firewood 
and maple production), all important to the local economy and traditions.   
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Figure 2.1 – Importance of protecting or preserving Reading’s wildlife, fish and wetland resources 
(2019 Town Survey).  Total number of respondents replying to questions was 92 out of 104. 

 
With assistance of the VDFW, the Planning Commission has identified several significant 
habitats in Town: critical deer wintering habitat, and travel corridors important to populations of 
deer, black bear, moose and bobcat.  The Planning Commission has studied a Significant 
Wildlife Habitat Overlay District (SWHOD) and standards for land development within the 
district in a manner that minimizes and mitigates impacts on these wildlife resources. 

 
Deer Wintering Areas 

Deer wintering areas vary in size from 
a few to over a hundred acres. These 
areas offer essential relief for deer 
from harsh climatic conditions by 
providing protection from deep snow, 
cold temperatures and wind chill.  
Deer wintering areas are characterized 
by dense canopy coverings of 
softwood trees, a favorable slope, 
usually southerly or westerly aspects, 
generally moderate elevation, and low 
levels of human disturbance in winter.  
The softwood trees that comprise these 
areas are most commonly hemlock and 
white pine.  Wintering areas do not change significantly from year to year and can be utilized by 
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generations of deer over many decades if appropriate habitat conditions are maintained.  Deer 
annually migrate, often several miles, from spring through fall habitats to wintering areas.  A 
single winter range often serves deer from large areas of Town and in some cases from 
surrounding towns as well.  Residential, commercial or industrial development within or adjacent 
to a deer wintering area decreases the amount of land available to deer and impacts the Town’s 
and regional deer population, eventually decreasing the number of deer within our Town.  
Snowmobile and cross-country ski trails located within deer wintering habitat can lessen the 
effectiveness of the habitat for deer.  Such human activity in wintering habitat can disturb deer 
and cause them to tax limited energy reserves in order to avoid human interactions and 
ultimately reduce their ability to survive the winter.   The VDFW has mapped deer wintering 
areas in Reading (see Significant Habitat Map).  Most of these areas, especially the higher 
elevation ones, are of poor quality and do not usually support many animals.  Some of the 
highest quality remaining winter habitat is found in the vicinity of where VT Route 44 meets VT 
Route 106 along the border that the Town shares with the Town of West Windsor.  

In addition to benefits for deer, dense softwood stands provide critical winter food supplies for a 
variety of other wildlife including porcupines, snowshoe hares, foxes, fishers, bobcats, and a 
variety of birds (e.g., northern finches, crows, ravens).  Other wintering birds routinely find 
shelter from winds in these conifer stands. Deer wintering areas should be protected from 
development and winter recreational trails whenever possible. 

Through Vermont’s Act 250, some protection is available under Criterion 8(A) - Wildlife Habitat 
and Endangered Species, which provides a detailed system to weigh evidence for a project and 
determine if a permit can be allowed.  Industrial or commercial development projects over one 
acre in size or subdivisions of more than six lots are reviewed under Act 250 in Reading. 
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Bear Habitat 

Bears range over very large tracts of land in search of food.  An adult male will range over a 25- 
to 50-square-mile area, while a female will cover between 10 and 15 square miles.  Since bears 
are naturally wary animals, they rely on undeveloped travel 
corridors to link and provide access to suitable habitat.  If travel 
corridors are fragmented, bear populations will be threatened.  
According to the VDFW, the more remote forests of Reading 
are important as “bear production habitat” where adult females 
live with their offspring and “seasonal bear habitat” which are 
frequently used by bears, including some cub-producing 
females.  These habitats contain critical seasonal feeding areas 
(see Significant Habitat Map).  Reading has two regionally 
important road crossing areas within bear travel corridors; one 
is in the vicinity of the “moose crossing" area (in vicinity of the 
so-called Alps) on the Reading–Tyson Road and the other on 
Route 106 just south of the new firehouse and emergency 
services building.  

In order to promote the stability of the multitude of animal 
populations that rely on contiguous or interconnected wooded 
areas, local and regional planning should consider remoteness 
and connectivity as important environmental qualities.   

Moose Habitat  

Like bears, moose range over large areas in search of food.  High elevation conifer forests, 
beaver ponds, and other wetland areas are particularly important as they provide the food and 
water moose need to survive.  In Reading, the “moose crossing” on the Tyson Road at the west 
edge of Town is the most heavily used site as well as a popular viewing area for moose.  The 
area is part of the Arthur Davis Wildlife Management Area while the road is owned by the 
Town.  “Moose crossing” signs warn drivers to slow down in this section as there have been 
numerous collisions of automobiles and moose. 

Wildlife Crossings 

With assistance from the VDFW, the Planning Commission identified portions of the Town that 
function as wildlife travel corridors important to populations of deer, bear, moose, bobcat and 
other far ranging wildlife dependent on critical habitats not only within the Town but also in the 
surrounding towns. Travel corridors are physical connections between discrete habitats used by 
wildlife for access to food, water, mates and shelter.  Wildlife establish pathways to access 
habitat important to their survival and procreation.  Their needs may vary seasonally and more 
frequently than not overlap town lines.  Humans can modify the landscape through the creation 
of large expanses of open land for agricultural activities or the construction of buildings and 
transportation infrastructures that modify or intersect established travel corridors.  The results are 
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that wildlife abandon critical habitats and wildlife as well as humans are subject to new hazards 
such as vehicular collisions as wildlife crossroads.   

Within the greater Reading area are important wildlife use areas connected by travel corridors. 
To the west and north are several large tracts of state-owned land (Arthur Davis Wildlife 
Management Area in Reading and Plymouth, Camp Plymouth State Park in Plymouth, and 
Coolidge State Forest in Plymouth, Woodstock), to the south is Hawks Mountain Wildlife 
Management Area in Cavendish and Baltimore, and to the east lie Little Ascutney Wildlife 
Management Area, Ascutney State Forest and Park, and West Windsor Town Forest.  Conserved 
lands to the west and east are linked by a swath of lands in Reading passing through Keyes 
Mountain eastward just north of Felchville village.  Similarly, a north-south travel corridor 
passed the Alps, in the southwestern part of Reading connecting the Arthur Davis Wildlife 
Management Area with important wildlife lands to the south.  The moose crossing and viewing 
area on the Tyson Road is a well-known corridor for moose and bear.  Maintaining wildlife 
access to and the functionality of these corridors is important to the abundance and health of 
wildlife populations within our Town as well as the surrounding region and the public’s 
enjoyment of these wildlife resources.    

Habitats for Rare and Endangered Species 

Rare plants and animals are important because some are indicators of unusual habitats or of 
colder (or warmer) climates in Vermont’s distant past.  Some can serve as indicators of declines 
in environmental quality.  Some species may provide compounds for medicines and agricultural 
or industrial products.  Finally, some are attractive and add beauty to the landscape.  Many 
uncommon species will disappear if not recognized and given some form of protection.  The 
VDFW has identified and mapped rare and endangered species and natural communities 
throughout the state.    According to the Vermont Natural Resources Atlas16 five rare, threatened 
and endangered species and/or communities are identified as being located in Reading: one plant 
(Northern Bedstraw) and four animals (Little Brown Bat, Jefferson Salamander, Common Loon, 
Red-headed Woodpecker).  In order to protect these important natural areas, habitat areas or 
natural communities have been identified by points on the map but do not reveal which species 
reside in those areas (see Significant Habitat map). These natural resources may provide 
recreational and educational opportunities to Town residents.  Most rare species are protected by 
State or Federal laws. 

Forest Resources 

Forests contribute significantly to the Town’s rural character, economy, air and water quality, 
and biological diversity. Woodlands provide critical habitat for many species of wildlife, 
including white-tailed deer, moose, black bear, wild turkey and a variety of songbirds. Forests 
are also important to the local economy by providing products such as lumber, pulpwood, fuel 
wood, and maple syrup. Outdoor recreation is a way of life for most of the Town’s residents and 

 
16 https://anrmaps.vermont.gov/websites/anra5/ 

https://anrmaps.vermont.gov/websites/anra5/


   

  Draft September 17, 2021 

 

Reading Town Plan  page 24 
Chapter 2 NATURAL RESOURCES 

   

 

is an attraction for tourists.  Woodlands support a variety of recreational pursuits including 
hunting, trapping, hiking, horseback riding, cross-country skiing, snowshoeing, snowmobiling, 
and nature and foliage viewing.  Forestland in Reading also supports some low-density 
residential uses. 

According to the existing land cover data (2016) available through the Vermont Center for 
Geographic Information (VCGI), approximately 89.7% of Reading’s 26,624 acres are classified 
as forested. The dominant forest types in decreasing order of abundance are northern hardwoods, 
spruce-fir, hemlock, and pine. Oak stands occur within the Town as isolated pockets.  

Most of the forests in Reading are under private ownership. However, significant acreage is 
publicly owned as described at the beginning of this chapter.  Within the Knapp Brook area are 
nearly 121 acres on which the Town owns the timber rights and receives the revenues generated 
by the sale of timber whenever that occurs.  

Forests are threatened by fragmentation caused by roads and residential development, and poor 
logging practices. Development in forested areas should be encouraged to occur at the periphery 
where access can be provided by existing roads. Development should avoid critical wildlife 
habitats and other biologically sensitive areas.  Town of Reading’s zoning ordinance (amended 
2019, Section 2.4.9.) provides some guidance on how development impacts on large forest tracts 
and the SWHOD may be lessened. 

Forests are also threatened by a variety of insects and diseases, such as the emerald ash borer, 
hemlock woolly adelgid and beech scale.  The emerald ash borer (EAB) was first confirmed in 
Vermont in 2018.  Parts of Windsor County are confirmed to be infested, but that does not yet 
include Reading.  The anticipated loss of ash trees will have big impacts on the forest economy 
and ecosystem.  Dead and dying ash trees along public rights-of-way will become brittle and 
pose a safety hazard.  Towns are encouraged to inventory public ash trees and develop an EAB 
preparedness and management plan. 

Priority forest blocks and habitat connectors serve important wildlife and ecological functions.  
Certain riparian corridors and smaller forest blocks are important as connections between priority 
forest blocks.  Many of Reading’s forest blocks are part of a large complex of forestlands that 
enable animals to travel from the Green Mountains and cross into New Hampshire.  The Current 
Land Use Map generally shows the extent of forested land cover throughout Town.  The inset 
map on the Significant Wildlife Habitat Map shows large forest blocks that support biodiversity.  
The Future Land Use Map depicts the Significant Wildlife Habitat Overlay, which was 
developed based on the 2008 Forest Fragmentation Project and is now adopted as part of the 
zoning bylaws.  The SWHOD is generally consistent with the Forest Blocks and Habitat 
Connector information available through the Agency of Natural Resources BioFinder tool.    

Use Value Appraisal Program 

The Use Value Appraisal program provides an incentive for private landowners to properly 
manage woodlands throughout the state. The program provides reduced property tax assessment 
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for qualifying owners of managed forest and agricultural land.  The State of Vermont reimburses 
communities for some of the tax revenue that is lost due to enrollment of land under the program. 
In 2011, Reading had 97 parcels or 13,308.06 acres enrolled in the program. Combined with 
state-owned land, 20,113.45 acres or 75.5% of the land in Reading is being managed for forestry 
and wildlife and/or agriculture. The Use Value Appraisal Program and conservation easements 
protect forest and agricultural lands and the uses they support.  Some residents prefer that land 
enrolled in the Use Value Appraisal Program should not be posted. 

Air Resources 

Reading does not have a heavy industrial base or concentrated population that has led to an air 
quality problem.  Accordingly, the Town’s good air quality constitutes an environmental 
resource that has aesthetic as well as human health benefits.  Elements that could negatively 
affect air quality include odors, radiation, chemical vapors, motor vehicle exhaust, power plant 
emissions, and particulate matter from dust, smoke or fumes.  At this time, the most likely 
problems for Reading are dust from gravel roads in the summer and smoke from wood burning 
equipment in the winter.  The Town can control road dust with chemicals but must do so in a 
manner that protects the environment as well as residents’ motor vehicles.  The Town should 
also encourage residents buying or replacing a wood stove to select a model that uses a catalytic 
combustor or alternate technology that improves efficiency and reduces smoke.  New outdoor 
wood-fired boilers should comply with the Vermont Agency of Natural Resources 
Environmental Protection Regulations. 

Cultural Features 

Historic Sites and Structures 

Table 2.1 includes eight places that are of local historic significance but are not listed on the 
State Historic Sites and Structures Survey.  The Sites and Structures Survey includes 28 
properties that have been considered by the State Department of Historic Preservation to be 
historically significant. Two sites, Indian Stones and the Stone Schoolhouse are included on the 
National Register of Historic Places.  Eleven of the sites on 
the survey are located in the village of Felchville and four in 
the village of South Reading.  

A high percentage of Reading residents responding to the 
2011 Town Survey indicated that they view Town historic 
structures, trails and pathways, and archeological resources to 
be important cultural resources.  

Figure 2.2 – Importance of protecting or preserving 
Reading’s historical and archeological resources (2019 
Town Survey).  Total number of respondents replying to 
questions was 93 out of 104. 
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Archeological sites 

Generally, flat land immediately adjacent to rivers is considered an archeologically sensitive area 
due to the likelihood that Native Americans would have used these areas for camps. These areas 
often require an archeological survey prior to being developed.  The “Indian Stones,” on VT 
Route 106 south of Felchville and the National Register of Historic Places, mark the site of an 
Abenaki Indian encampment where Susannah Johnson gave birth to a daughter while being held 
captive with her family by the Indians in 1754. The encampment was thought to be on Knapp 
Brook, upstream from where it crosses under Route 106.  Stone walls and stone structures from 
early settlements should also be considered for special protection.  

Scenic Views 

Several areas in Reading are known regionally for their scenic views and landscape. Scenic roads 
that have been identified in previous town plans include sections of Tyson Road in and west of 
South Reading village, North Puckerbrush Road; all of Caper Hill Road, Jenne Road and 
Grasshopper Lane.  

Siting of telecommunications towers and wind towers and their access roads can significantly 
harm scenic views such as ridgelines. See the Utilities and Facilities chapter for more discussion 
on policies for locating these structures in Reading. 

Figure 2.3 – Important of protecting or preserving Reading’s scenic views, open fields, ridgelines, 
and large forests (2019 Town Survey).  Total number of respondents replying to questions was 97 for scenic 
views and 92 for other categories out of 104. 
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Agricultural Land 

Land presently in agricultural use may also be of natural, historical, cultural, and scenic 
significance.  (See the agricultural soils section of this Chapter for more information.)  The 
Agricultural and Cultural Resource Map shows land that is significant for its agricultural use and 
historic value, as well as soils that the Natural Resource Conservation Service has determined are 
“prime agricultural soils.”  The inventory of significant natural and cultural features (Table 2.1) 
lists nine farms that are in active agricultural use.  On the 2019 Community Survey, 79% and 
65% of respondents, respectively, said that productive agricultural lands and undeveloped large 
fields and pastures should be protected or preserved. The application of local and state laws 
should reflect Reading’s desire to protect this important part of its heritage.   

Higher density residential development should also take place in and around the villages and 
hamlets.  Alternatively, this development should blend into the surrounding rural areas to the 
greatest extent possible, helping preserve open space and historic land use patterns.  The use of 
“clustering” techniques in design is encouraged where appropriate.  The placing of structures in 
the center of large lots, especially in existing fields and other open spaces, is specifically 
discouraged.   

Recreation 

Residents of Reading have traditionally maintained a strong connection to its land, water, and 
wildlife resources through outdoor activity and recreation.  In 2007, the Town of Reading 
received a municipal planning grant through the Vermont Department of Housing and 
Community Affairs to study forest fragmentation in the Town and research ways to avoid its 
negative consequences.  The study queried Reading landowners about what they value and enjoy 
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in forestlands.  The following graphs reflect the input of 103 survey respondents illustrating this 
strong connection people have with recreational opportunities and forests. 

 
Figure 2.4 – How do you use and enjoy Reading’s forests?  (Town of Reading Forest Fragmentation Project)

 
This tradition is essential to the nature of rural life, and the Town should strive to preserve it. 
Lakes, ponds and streams offer fishing for residents and visitors.  Legal trails and Class 4 
(unmaintained) Town roads are important resources for resident and visiting recreationists for 
hiking, skiing, mountain biking, and snowmobiling.  The Town should work to ensure that these 
areas remain accessible for a variety of recreational activities.  Some activities, such as operating 
all-terrain vehicles (ATVs) may be harmful to fragile habitat areas such as wetlands and steep 
slopes, and should be limited or avoided in these areas. 

The topography, natural resources, and rural nature of Reading make it a particularly attractive 
place to locate recreational and other visitor-based facilities, such as campgrounds, residential 
summer camps, or hunting camps.  It is important that the Town realize the benefits of these 
facilities.  At the same time the Town must make sure that their presence does not detract from 
Reading’s character or quality of life.  Therefore, these types of facilities should be supported 
provided that they: 

 Do not result in a volume or type of traffic on local roads which those roads are not designed 
to carry; 

 Do not substantially diminish access to an established public recreation resource; 
 Do not require an unreasonable investment in public utilities; 

53

6

6

23

13

6

4

18

12

10

7

10

0 10 20 30 40 50 60

Hike/Walk/Run

Swim

Mt. Bike

Hunt

Horseback Ride

Fish

Quiet

snowshoe

ski

snowmobiling

beauty

wood

Respondents

U
se

 C
at

eg
or

y

How do you use and enjoy Reading's Forest?



   

  Draft September 17, 2021 

 

Reading Town Plan  page 29 
Chapter 2 NATURAL RESOURCES 

   

 

 Do not threaten surrounding drinking water supplies, critical habitat or other fragile areas; 
 Maintain Reading’s rural character and employ design methods consistent with the 

Objectives of this Plan. 
Natural and cultural resources that are identified in the Natural and Cultural Resource Inventory 
of this Plan, or that are otherwise significant, should be protected and preserved whenever 
possible.   

Preservation Strategies 

It is the policy of the Town of Reading to preserve and protect rare and irreplaceable natural 
areas, scenic and cultural resources, and significant historic features.  Such places are real and 
tangible assets.  Therefore, altering or destroying these assets is detrimental to the Town, and is 
discouraged by the Town.  The Town encourages land stewardship, so that present and future 
generations can use and enjoy these assets. 

Natural areas, scenic and cultural resources, and historic features considered significant and 
worthy of protection include, but are not limited to, those included in the Plan’s Inventory of 
Natural and Cultural Resources, and shown on the accompanying maps.  Features of similar type 
and character may also be significant, and should be protected when discovered. Specific 
policies regarding each of the categories are below. 

The goals and objectives below are designed to provide the Town and its residents with a 
framework and a resource guide for protecting Reading’s important natural, historic, and scenic 
features.  They should also serve as a tool for increasing local input into the application of state 
and federal regulations.  While they may be used to apply and interpret land use restrictions 
when appropriate, these policies are not meant to be restrictive in and of themselves.  Instead, 
they should help to create opportunities for maintaining Reading’s unique and valuable quality of 
life. The final, and most important, intent of these policies is to instill and encourage a 
responsible land stewardship ethic in Reading’s residents and visitors. 

Goals and Action Steps (Goals are numbered, Action Steps are indicated by an arrow) 

1.   Protect and conserve critical and significant terrestrial and aquatic habitats necessary to 
sustaining healthy and abundant wildlife populations and rare natural communities within the 
Town for the recreational, educational and ecological services they provide the community. 
Critical natural resources include but are not necessarily limited to deer wintering areas, 
wildlife travel corridors, streams, wetlands and vernal pools, and natural communities. 

 The Planning Commission shall identify, catalog and map significant habitats within the 
Town, And shall consult with the Vermont Agency of Natural Resources, Mount 
Ascutney Regional Commission and others for most current information. 

 The Planning Commission shall increase public awareness of critical natural habitats and 
communities and wildlife populations occurring in the Town; communicate how these 
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resources are affected by current and future land use activities and present the best 
stewardship measures needed to conserve them for current and future generations of 
Reading residents.  The town should consider reestablishing a Conservation Commission 
to conduct public outreach to Reading residents and other landowners. A Conservation 
Commission may also assist with other goals and actions directly affecting the protection 
and conservation of important natural resources in the town. 

 The Planning Commission and Zoning Board of Adjustment shall protect and conserve 
important wildlife corridors from encroaching development and incompatible activities, 
such as road expansion or development of new roads. 

 The Planning Commission and Select Board shall research and adopt as appropriate 
zoning bylaws that protect aquatic and riparian habitats from development and contribute 
to improved flood resiliency, including but not limited to more effective stream 
protection buffers. 

 The Planning Commission and Zoning Board of Adjustment shall maintain and protect 
the functional integrity of deer wintering areas, and shall consult with the Vermont Fish 
and Wildlife Department for most current information applicable to the town and best 
practices for protecting deer wintering areas. 

2.   Preserve and protect ridgelines and outstanding viewsheds that are important to the Town’s 
rural character. 

 The Planning Commission and Zoning Board of Adjustment shall protect important 
ridgelines within Town from development that adversely alters the natural character of 
these landscape features.  The Planning Commission and Select Board shall strengthen 
the zoning bylaws and design standards to avoid, minimize and/or mitigate development 
impacts. 

 The Planning Commission, with assistance from the Mount Ascutney Regional 
Commission, shall identify and map Reading’s important viewsheds and amend zoning 
bylaws to maintain significant scenic views to the fullest extent possible. 

 The Planning Commission shall investigate the possibility of using the Vermont Scenic 
Byways program to promote and/or protect outstanding scenic roads in the Town.  

3.   Ensure the viability of working lands associated with a sustainable forest products economy 
due to their significant contribution to contiguous forests, fish, wildlife, and natural 
communities within Reading as well as the Town’s and regional economic interests. 

 The Planning Commission shall identify and map patches of contiguous forest, that is 
those that are relatively large, in good condition (e.g., relatively unfragmented and 
undeveloped), and preferably with connections to other patches of contiguous forest in 
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the Town as well as connecting to those in abutting towns.  The Vermont Department of 
Forests, Parks and Recreation shall be consulted for most current information. 

 The Planning Commission shall support efforts that protect and conserve forest lands 
identified as critical habitats and natural communities via acquisition or easements and 
that will be managed in accordance with a forest-wildlife management plan.  The 
Vermont Department of Forests and Parks offers assistance to private landowners 
interested in conducting sustainable forest management. 

 The Planning Commission shall assist the Vermont Department of Forests, Parks and 
Recreation with Emerald Ash Borer monitoring, inventory public ash trees in Reading, 
and develop an EAB preparedness and management plan. 

 The Planning Commission shall inventory high value forest/tree locations throughout 
town.  The Vermont Department of Forests, Parks and Recreation should be consulted 
for available information pertinent to the town. 

4.   Preserve and protect historic and cultural features within the Town whenever practicable.  
These include historic buildings, stone walls, cellar holes, cemeteries, and archeological sites 

 The Reading Historical Society should promote the protection and upkeep of Reading’s 
historic buildings, structures, stone walls, cellar holes, cemeteries and monuments. 

 The Planning Commission and Reading Historical Society shall consult with the 
Vermont Division of Historic Preservation for current inventory of archeological sites 
located in the Town and advice on how best to conserve these sites.  

 The Planning Commission shall work with Reading Historical Society, Mount Ascutney  
Regional Commission, and Vermont Division of Historic Preservation to assess the 
possibility of including additional buildings, structures, or districts on the State or 
Federal Register of Historic Places. 

5.   Preserve and protect lands currently in agricultural use. 

 The Planning Commission shall encourage keeping active agricultural lands productive, 
ecologically healthy and economically viable and shall consult with the Vermont 
Department of Agriculture for best practices. 

6. Review development within all flood hazard and river corridor in order to mitigate risks to 
public safety, critical infrastructure, historic structures and municipal investments. 
 The Planning Commission and Select Board should adopt Reading’s All-Hazard 

Mitigation Plan by reference to supplement and inform the flood resilience section of this 
Town Plan. 

 The Planning Commission and Select Board shall consider additional strategies to 
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mitigate flood and erosion risks, such as adopting standards that go beyond NFIP 
minimums and additional mechanisms to reduce erosion risks within river corridors. 

7. Maintain the Town’s good ambient air quality.   
 The Reading Highway Department shall maintain and/or purchase town equipment that 

meet emission standards.   
 The Town Health Officer and/or Zoning Board of Adjustment should take an active role 

in the review of development proposals or plans that could adversely affect air quality. 
 The Reading Highway Department should control excessive road dust in an 

environmentally sound manner that is not damaging to residents’ motor vehicles. 
 The Energy Board should encourage residents buying a new woodstove to select a model 

that uses a catalytic combustor or alternate technology to improve efficiency and to 
improve air quality.17 

Policies 

1. Rare and irreplaceable natural areas within the Town shall be protected from development 
activities and uses that threaten their biological integrity and ecological value. Development 
in and around these areas may be limited in scope and intensity; soil erosion and pollution of 
water resources must be controlled in these areas. 

2. Private development, along with construction and maintenance of the public infrastructure, 
shall be designed to preserve important historic and cultural features in their historic state and 
to enhance the public’s access to and appreciation of these resources where appropriate. 

3. Scenic views, especially from public roads and trails, are important social and economic 
resources to the Town.  Development within these viewsheds shall occur in a manner that 
does not diminish their scenic value.  Innovative development design, including appropriate 
placement of structures and adequate visual screening may be required to protect these scenic 
views. 

4. The Town shall encourage and support the use of Vermont’s Accepted Agricultural Practices 
in order to maintain productive and economically viable agricultural land while protecting 
environmental quality and natural resources.   

5. The Town recognizes the importance of healthy native forest ecosystems to the forestry 
economy, and therefore encourages the application of Acceptable Management Practices in 
all silvicultural projects within the Town.  Sustainable and sensible logging practices are 

 

17 The state has guidelines for new wood boiler installations and legislation references at 
www.DEC.vermont.gov/airquality/compliance/owb.com.  Since initial regulation in 1997 laws have been updated 
and now wood burning residents using wood stoves, pellet stoves and outdoor wood boilers (OWB) need to follow 
the state guidelines.  Be aware 200 ft property line setbacks apply to some OWB installations so in residential areas 
an OWB may not be the energy and CO2 savings option. 

http://www.dec.vermont.gov/airquality/compliance/owb.com
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encouraged. 
6. The Town should encourage landowners to conserve and properly manage woodlands 

utilizing education and awareness of State resources or through the assistance of a Town 
sponsored Conservation Commission. 

7. Where development of forested land threatens critical wildlife habitat and other biologically 
sensitive areas, the Town shall encourage, or specify as necessary, the placement of 
structures toward the periphery of the property, leaving interior areas contiguous and 
undisturbed.  

8. The Town shall work with state and federal agencies, whenever possible, to develop and 
implement strategies to protect important natural, scenic and historic resources from 
detrimental effects of development. 

9. The Town shall give careful consideration to the fragile and scenic nature of steep slopes 
(over 25%) and ridgelines when determining what kinds of development are appropriate in 
these sensitive areas.  

10. Winter recreational trail locations should consider deer wintering areas, fragile habitats and 
the guidelines and policies of local and State agencies. 

11. Development shall meet the standards for surface water buffers (Section 3.10) and flood 
hazard review (Section 5.5) in accordance with the zoning bylaws. 
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Chapter 3 TRANSPORTATION  

Transportation and land use have an interdependent 
relationship.  Changes in land use that create significant 
increases in traffic may require improvements in transportation 
facilities such as roads and bridges. These improvements can 
have high financial, social, and environmental costs.  
Conversely, improvements in transportation facilities can 
create enormous development pressures on adjacent or nearby 
land.  With careful planning, those improvements can create 
beneficial development opportunities, as well. 

Reading has a variety of roadway networks: 
State highway Route 106 and Route 44. 
• Several Town roads that act as collectors (e.g., Tyson 

Road). 
• Smaller rural roadways accessing homes and 

neighborhoods. 
• The many trails and informal connections and linkages 

supporting hiking, biking, horse activities, ATV’s, hunting 
and cross-country skiing, snowshoeing and snowmobiles. 

 

According to Town Plan Survey results, some of the issues of 
greatest concern are: 

• Enforcing the speed limit through town and on back roads. 
• Keeping up on road maintenance and resurfacing. 
• Improving visibility at the Tyson Road and Route 106 

intersection. 
• Promoting public transportation such as a bus stop/park-n-

ride. 
• Preserving stonewalls and viewsheds along roadways. 
• Minimizing speeding along shortcuts such as along North 

Puckerbrush Road to Tyson Road and Route 106.  The 
higher traffic volume and speed discourages walking or 
horseback riding. 

  

Flat Iron Road, example of Reading’s tree-
canopied roadways. 

Route 44 near Route 106 and 1815 House 
at Mill Brook stream crossing. 

Cemetery at Hurricane Hill shows an 
example of Reading’s stone walls. 
Embedded in the stone walls are the iron 
hoops to tie horses. 
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From the 2019 survey and other outreach efforts, it is clear that 
those in the community who participated in these events were 
more concerned about keeping the rural character of the Town 
intact than widening roads to encourage additional development 
and traffic.  

Survey comments supported protecting or preserving: 

• Scenic views 
• Undeveloped large open fields and pastures 
• Undeveloped ridgelines 
• Undeveloped large tracts of forested lands 
• Historic trails and paths 
• Town character but encouraging growth 
• Access to trails for recreation – hiking, snow shoeing or 

cross-country skiing 
• Access to ATV and snow mobile trails 
• Access to horse trails 
• Access to mountain bike trails 
 

Road Network 

Because of Reading’s small population and limited financial 
resources, its transportation facilities consist exclusively of its 
road system and bridges.  There are more than eight miles of 
private roads in Town, and 62 miles of public roads.  The Town 
maintains 39.34 miles of Class 2 and 3 Town Highways.  
 
 
  

View looking north along Route 106 of the 
open field just before entering Felchville. 

Private access to mountain bike and snow 
mobile trails behind the Reading 
Greenhouse. 
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The details of Reading’s road network are summarized in 
Table 3.1: 
 
Table 3.1 – Roadway Mileage by Classification 
Road Mileage
Highway Classification Miles
State Highways 7.479
Class 2 Town Highway 9.100
Class 3 Town Highway 30.240
Class 4 Town Highway 14.760
Trail (est. under Title 19) 0.250
Private Roads 8.139
Total Town Maintained 39.340
Total Public Roads 61.829
Total (Includes Right-of-Ways) 69.968
Sources: VTrans, VCGI  
The Town should discourage the widening and straightening 
of state highways and Town roads, especially Tyson Road in 
Reading.  Most of the roads in town are gravel and require 
frequent maintenance. In the Town Plan survey, several 
respondents wrote that maintenance of gravel roads was an 
important issue, including concern for water quality (i.e. 
Municipal General Roads Permit requirements for roads that 
are near surface waters) and dust control (i.e. calcium 
chloride).  

The existing roads are adequate to support the anticipated 
future needs of the town so Reading’s efforts should go into 
routine maintenance, paving the Tyson Road, the adequate 
sizing of culverts and bridges, Municipal General Roads 
Permit related work, and other improvements discussed in the 
next sections of this Chapter. 

Some of the most desirable improvements to rural roads are: 
 
• Allowing vegetation growth next to roadway edges, such as 

ferns, grasses and small undergrowth – unless it causes 
visibility issues. 

• Encouraging complete shading of rural roads by large 
native deciduous trees that are salt tolerant and are setback 
enough for maintenance. 

• Controlling road widths to further encourage traffic 
calming and safer passage for our tourists, bicyclists, 
walkers, visitors, horseback riders and residents. 

North Branch Black River near the former 
section of Niagara Street, still a popular 
water feature. 

Example of a tree canopied roadway and 
vegetation growth along the edges. 

View of existing beaver pond along Route 
106 and Whitmore Road.  The town should 
coordinate with state agencies to preserve 
and maintain wildlife habitat as well as 
manage storm water and culverts to 
minimize flooding due to beaver activity. 
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• Creating a sense of pride and neighbor ownership with well-maintained roadways and a 
reduction of litter and debris. 

• Making storm water improvements in accordance 
with water quality goals and Municipal Roads 
General Permit requirements 

• Keeping records of culvert maintenance. 
• Controlling exotic invasive plants along roadways, 

such as poisonous parsnip, wild chervil and 
knotweed along VT 106. 

The Town has developed an inventory of erosion 
problem sites along roadways and a plan to make 
improvements.  The Town should continue to seek 
funding to implement this plan, such as through the 
Better Roads program, Grants-in-Aid, Transportation 
Alternatives Program, Ecosystem Restoration Grants 
and other eligible funding sources. 

According to Table 3.1, the Town has nearly 15 miles 
of Class 4 Town Highways. These are roads that belong 
to the Town, but are maintained infrequently. Class 4 
roads are valuable recreational resources for hikers, 
horseback riders, mountain bikers, snowmobilers, and 
cross-country skiers.  There are also 0.25 miles of Legal 
Trails in Reading.  Legal Trails are public rights-of-way 
established under Title 19 V.S.A., but are not 
considered highways.  Trails are also a valuable 
recreational resource.  The Town is not responsible for 
the maintenance of trails.  A Class 4 Town Highway can 
be reclassified as a Legal Trail to retain the public right-
of-way but eliminate the burden on the Town to provide 
maintenance. 

There are a few existing networks of recreational trails 
in Reading maintained by: 

• VAST – Vermont Association of Snow Travelers 
• STAB – Sports Trails of the Ascutney Basin, 

network of bike trails 
• GMHA – Green Mountain Horse Association 
• RATS – Reading All-Terrain Sportsmen 
• VASS – Vermont Adaptive Ski and Sport 
 

Looking north, just South of Felchville on 
Route 106. 

Looking north, center of Felchville along 
Route 106. 

View of the Keepers Restaurant at Route 
106 and Baileys Mill Road is an example of 
access management and safety mitigation 
for patrons entering facility. 
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Access Management 

Access management is the design and spacing of driveways and street connections (“curb cuts”) 
to public roadways.  Towns can use it to preserve safety, reduce congestion, and promote 
desirable land use patterns on town roads.  Vermont regulates access on the state highways in 
town.  

The State Access Management Program Guidelines (VTrans, 2005) designates most of Route 
106 in Reading as Category Four.  Category Four highways are generally for “moderate travel 
speeds and moderate traffic volumes over medium and short travel distances providing for inter-
city, intra-city, and intra community travel needs.”   

The Guidelines designate the section of Route 106 through Felchville as Category Six (Urban). 

Category Six highways “have the capacity for moderate to low travel speeds and moderate to 
high traffic volumes over medium to short travel distances.”  The VTrans design standards for 
these roads state that “the design of all Category Six highways should be capable of achieving a 
posted speed of 25-40 MPH and there is little or no possibility of achieving higher speeds.”  

Road access permits may be denied where a property has other reasonable access. Accesses that 
would allow left turns onto the state highway should only be permitted if the applicant can 
establish that the left turn would not cause unreasonable congestion or safety problems. Because 
Reading does not currently experience congestion, additional accesses are not likely to cause 
many problems in Felchville. Whenever possible, however, new development should consider 
sharing accesses with other properties with nearby access points to avoid the need for additional 
culverts, or removing stone walls, or forests. 

Because of the numerous access issues in the village center of Felchville, speeds within this 
corridor should be reduced to 25 miles per hour instead of the current 35 miles per hour.  Many 
village centers have this reduction; in particular Woodstock and Bridgewater have reduced 
speeds along state highway, Route 4.  Of special concern is the northbound sightline going uphill 
from the Library toward the General Store. A slower approach would allow greater reaction 
times for pedestrians, bicyclists and motor vehicles entering off Tyson Road.  The town should 
continue to request that VTrans  lower the posted speed limit in Felchville as well as establishing 
a reduced school zone speed limit. 

Village Transportation Issues 

Within the village of Felchville, Route 106 narrows substantially and speed limits are reduced 
gradually from 50 to 40 then 35 miles per hour. The narrower road serves to remind motorists to 
slow down, but creates dangerous conditions for bicyclists and pedestrians as they share the road 
with cars and trucks.  The village center lacks continuous sidewalks that separate pedestrians 
from the vehicular traffic by either a raised curb or visual separation of materials from asphalt to 
concrete.  The Town may wish to look into “traffic calming” devices to further slowdown traffic 
as it goes through the village.  
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Some examples of traffic calming devices are as follows:  

 Curb extensions or bulb-outs that make the travel-way narrower. These are effective for 
slowing traffic at crosswalk locations as well. 

 Raised and textured crosswalks. While this is effective, design needs to consider snow 
plowing and regular road maintenance. 

 Median islands  
Speeding on Route 106 through Felchville is a concern for many residents.  Consequently, 
Reading contracts with the Windsor County Sherriff Department to monitor traffic speeds 
through the village and on other town roads. 

57% of survey respondents were concerned that parking in front of the Town Hall and General 
Store limits visibility for traffic turning onto route 106 from the Tyson Road, whether going 
north or south.  This was also a concern of respondents to the 2011 survey. Additional conflicts 
are with the pedestrians, bicyclists and skateboarders crossing Tyson Road from between the 
Post Office and the General Store.  Limiting parking in front of both locations would improve 
the situation.  

Parking within Felchville is generally located to the side or rear of buildings that face VT Route 
106, along the shoulder of the roadways, and behind Town Hall.  At this time, 79% of survey 
respondents felt there was adequate parking in Felchville.  If additional commercial activities 
move into Felchville, new areas for parking may become necessary.  They should be located 
behind buildings or in off-site locations to maintain the historic character of the village.  Since 
the fire station has moved, the space behind the Town Hall does provide overflow parking that 
may accommodate a small progression of growth within the village center. 

Public Transportation and Ridesharing 

The Rockingham MOOver, run by Southeast Vermont Transit, is the nonprofit transportation 
provider for the southern Windsor County Region.  Formerly, the MOOver was called the 
Current and Connecticut River Transit (CRT).  The MOOver buses connect with Advance 
Transit buses to provide bus service from Park and Ride lots in Ascutney and Hartland to 
employment centers in the Upper Valley.  This bus system also provides seasonal service from 
Springfield, Chester and Cavendish to Ludlow during the winter months.  The MOOver also 
provides year-round bus service from Bellows Falls and Springfield to Ludlow, with connections 
to Rutland via Marble Valley Regional Transit.  In addition, “on-demand” services are available 
throughout the MOOver’s service area, including in Reading.  There are currently no bus stops in 
Reading.  The Town should determine the extent of the need for public transportation in 
Reading, and work with The MOOver to determine if an additional service would be warranted.  
Efforts to make residents aware of the available services should be made. 

Volunteers in Action out of Windsor provide rides to medical appointments and other necessary 
destinations for seniors and otherwise disabled individuals who cannot drive and for whom the 
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bus system is not flexible enough. This organization also transports meals from Stoughton House 
to the Reading Town Hall where volunteers take them to individual households in town. 

Those who commute to work and are seeking alternatives to the single-occupancy vehicle, 
should consider starting a ridesharing program. The Go Vermont program offers carpool 
matching and guaranteed ride home services in order to encourage commuter ridesharing 
(http://www.connectingcommuters.org/carpool-vanpool).  Common job locations for Reading 
residents include Woodstock, Lebanon NH, Windsor, Ludlow, Springfield, Hartford, and 
Hanover NH.   

Telecommuting is now very common, given the current coronavirus outbreak.  Working from 
home reduces or eliminates the daily commute to the office, saves money on reduced travel 
costs, decreases greenhouse gas emissions, and can lead to a more sustainable work-life balance. 
Town-wide expansion of EC Fiber provides increased internet bandwidth making working 
remotely more accessible than ever. 

Bicycle and Pedestrian Facilities 

The scenic quality of Reading’s roads makes them popular with bicyclists.  Unfortunately, the 
same qualities that make roads attractive to cyclists (narrow, winding roadways with scenic 
views) can also lead to conflicts between bikes and automobiles.  Although a separate path might 
be difficult to construct due to the flood plain and/or steep roadside slopes, the Town could 
increase mutual awareness and understanding between cyclists and drivers by placing “share the 
road” signs along Route 106 and the Tyson Road.  Since wider roads encourage faster travel 
speeds, all Town and State paving projects should consider adding as much width to the 
shoulders as possible as well as shrinking the travel lane to enhance safe travel for all. 

Reading’s villages historically grew up along narrow roadways that were not designed to carry 
car and truck traffic, especially at today’s higher speeds compared to horse-powered buggies and 
normal walking speed.  The lack of sidewalks in the village areas, particularly around the school, 
concerns many people in Reading.  Many years ago, a design and budget was developed for 
sidewalks in Felchville butat Town Meeting that year, residents voted not to fund the project .  
Before moving forward on such a project again, public support for the project should be 
measured.  As traffic through the town increases over the years, the need for sidewalks may 
become more apparent and receive greater support from the community.  About half the survey 
respondents (49%) supported installing sidewalks in Felchville and 57% supported installing 
marked crosswalks. 

Rail, Air and Bus Transportation 

There are no rail facilities in Reading.  There is an inactive private airstrip in Town.  The only 
other airport in southern Windsor County is Hartness State Airport in Springfield.  For 
commercial air travel, people in Reading use airports in Lebanon and Manchester, NH; Boston, 
MA; Hartford, CT; Rutland and Burlington, VT. Both Rutland and Lebanon airports offer daily 

http://www.connectingcommuters.org/carpool-vanpool
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commuter plane connections to Boston, Albany and New York City and nearby destinations 
along the coast in Massachusetts. 

Passenger rail service is available to Reading residents through Amtrak’s Vermonter train, with 
nearby stations in Windsor, White River Junction and Bellows Falls.  The train runs between 
Washington, D.C. and St. Albans, stopping in Windsor twice daily, once northbound and once 
southbound.  Rail service on the “Ethan Allen Express” is also available from Rutland to New 
York City and points in between.  Other rail connections nearby are in Claremont, NH. 

In addition to passenger rail service, there is inter-city bus service to major northeastern cities 
through Greyhound.  The nearest Greyhound bus stops are in White River Junction and Bellows 
Falls. Dartmouth Coach also provides connections to Boston and New York City from Hanover 
or Lebanon, New Hampshire, with a variety of schedules and offers Wi-Fi and other amenities 
on board. 

Reading does not currently have a significant need for local rail, air, or inter-city bus service and 
does not anticipate a need in the near future.  The Town should continue to support regional 
efforts to maintain the present level of services. 
Helipad and Airstrips: The town has recognized a need to establish a policy to address private 
helipads and airstrips due to the possibly intrusive nature of airborne vehicles on neighboring 
properties. Unlike land-based vehicle traffic which is confined to existing roads and rights of 
way bordering private parcels, airborne vehicles intrude into the air space above them resulting 
in a lack of privacy and peaceful enjoyment of the properties. Aircraft will utilize existing 
regional facilities for landing and launching. 

Goals and Action Steps (Goals are numbered, Action Steps are indicated by an arrow) 

1. Preserve the rural character of Reading’s roads. 
2. Preserve the rural character of the Town, including historic features, scenic views and 

historic structures, when considering transportation improvements. 
 The Reading MARC Transportation representative for Reading’s roads will work with 

VTrans to ensure that State-funded transportation projects do not adversely affect 
Reading’s character or frustrate the goals and objectives of this Plan. 

 The Reading Select Board will investigate the possibility of using available state and 
federal programs to protect outstanding scenic roads in Reading, as identified in Chapter 
2. 

3. Maintain and improve the quality of surface waters through better road maintenance 
practices. 
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 The Road Foreman will continue to implement mitigation projects at priority sites 
identified in the erosion inventory18. 

 The Road Foreman will continue to improve road maintenance practices to protect 
surface waters from road runoff and sedimentation.  

 The Road Foreman, Reading’s MARC transportation representative and the Select Board 
will continue to seek out state and federal programs that address the water quality issues 
of road runoff from paved and unpaved roads into nearby waterways. 

4. Maintain Town ownership of Class 4 roads and trails for recreational use.  

 The Reading Select Board will support the network of Class 4 roads and Legal Trails in 
town. 

 The Reading Select Board will discourage gates on Class 4 roads; any gates on these 
municipal rights-of-way cannot be locked [19 V.S.A. §304(a)(5)]. 

5. Ensure that there is adequate parking in village centers to serve commercial establishments 
and to maintain safe travel on state and local roads. 

 Reading’s Road Foreman and Select Board will continue to investigate ways to improve 
visibility at the Tyson Road, Route 106 intersection, such as encouraging parking in the 
Town Hall parking lot. 

 The Reading Select Board will request assistance to enforce the no parking zone in front 
of the Town Hall. 

6. Ensure that public transportation services are available to the elderly and other residents who 
do not have access to cars.   

 Use the Aging in Place Committee and Community Nurse as resources as well as the 
Reading Informer to investigate the need for public transportation services in Reading.   

7. Improve access to ride share programs for commuters. 

 The Town Clerk will implement a ride-sharing network through the Town’s web site 
 The Select Board should determine the need for public transportation in Reading, and 

work with The Rockingham MOOver to determine if additional service is warranted. 
8. Create or maintain safe routes for bicycles and pedestrians, especially in village centers.  
 The Planning Commission and Select Board should monitor the need and local support 

for the installation of sidewalks to the school and other destinations in Felchville. 

 

18 The Town’s inventory of erosion problem sites along roadways created to address the requirement of the 
Municipal Roads General permit, as described under the Road Network section of this Chapter. 
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 The Select Board should work with the Regional Planning Commission to use the 
Vermont Agency of Transportation pavement management program to install bicycle 
lanes along Vermont Route 106.  Given constraints, this may involve modest additional 
shoulder width added during a future paving project and/or installing “share the road” 
signs. 

 The Road Foreman and Select Board should consider increasing mutual awareness and 
understanding between cyclists and drivers through signage and traffic calming measures, 
if necessary. 

 Study the benefits and drawbacks of designating certain roads as bikeways, and/or 
creating separate travel lanes for bicycles on certain roads or portions of road. 

9. Reduce traffic speeds through the village center and hamlets.  

 The Select Board will continue to seek a reduced speed limit and establish a reduced 
school zone speed limit along VT 106 in Felchville. 

 The Select Board should increase the police presence and speed controls to other areas of 
Reading to include Town Hill, Puckerbrush, Baileys Mills Rd and Whitmore. 

Policies 

1. Shared access points, including driveways, shall be encouraged on Route 106 outside village 
centers.  

2. Road development, maintenance and improvement projects shall preserve the natural and 
cultural resources of the Town, such as stonewalls, tree canopies, streams, and wetlands.   

3. The Town shall continue to encourage growth to take place along roadways that are capable 
of supporting the growth in their present condition. 

4. The Town shall continue to work with the Regional Planning Commission to maintain a 
viable regional transportation plan. 

5. The widening or straightening of state highways within the Town shall be discouraged. 
6. The Town shall incorporate road maintenance and improvement techniques in accordance 

with Municipal Roads general Permit requirements and consistent with applicable design 
standards and guidelines. 
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Chapter 4 UTILITIES AND FACILITIES   

Reading is a small rural town and because of that taxpayers are reluctant to fund many public 
utilities, facilities and services that might be found in larger towns.  The existing municipal 
facilities and services are adequate to meet most of the town’s anticipated future needs, with the 
major unresolved issue being safe water supplies and sewage disposal in the three villages.   

Most Reading residents would like to maintain 
the rural character of the Town and its villages. 
Many also support higher density residential 
and commercial development in the village 
center of Felchville, with more modest 
densities and limited commercial uses in 
Hammondsville and South Reading.  In order 
to direct growth to village areas, the Town 
needs to look into innovative approaches to 
sewage disposal and water supplies for these 
village areas, especially in Felchville. While 
larger lots allow for on-site septic systems and 
private wells, development that is spread out 
(rather than compact, as in village centers) has 
a greater impact on public roads and 
emergency services, and can negatively impact 
wildlife habitat. 

Water and Sewer 

All water supply and sewage disposal are 
provided through on-site septic systems and 
private wells.  While these methods work well 
in the more rural parts of Town, small village lots are often too small to achieve the required 
separation distances between private septic systems and wells.  Many houses in Felchville 
currently share water sources or septic fields.  Finding space for a replacement septic system can 
be difficult on very small, village lots.  Under state wastewater rules, it is difficult to convert 
residential buildings in Felchville into commercial establishments without wastewater solutions. 

A public water supply and/or sewage treatment system could make it possible for growth to 
occur in village centers rather than in the more rural areas that surround the village centers. 
According to the results of the 2019 Town Plan Survey, 76% of respondents (70/92) felt that it is 
important to develop villages in a way that preserves Town character while promoting growth, 
and 20% of respondents (18/92) felt that this is a somewhat important issue. 65% of survey 
respondents (53/82) also favored Town supported septic systems for commercial activities (i.e. 

Robinson Hall 
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restaurant, retail store), while 55% supported a public water supply (45/82), and 52% supported 
multiple-dwelling septic systems (42/81).   

If the Town wishes to promote growth in village centers, particularly Felchville, it should 
research the cost, feasibility, and innovative new ways of providing water and/or sewer treatment 
to village properties. State programs, such as the Vermont Engineering Planning Advance 
Program or Drinking Water State Revolving Fund Water Planning Loan, are available to help 
fund engineering assessments to find the most cost-effective solutions.  An ad hoc committee 
started to meet in 2018 to explore how to address water and sewer issues in Felchville and plans 
to continue its efforts in the spring of 2020.   
 
Public Buildings  

Town Hall 

Also called Robinson Hall, this building houses the Town Office, the Listers’ Office, the Post 
Office, a handicapped accessible bathroom, and a kitchen and dining room on the first floor for 
public functions.  On the second floor are a meeting room, a stage, and men’s and women’s 
bathrooms. The backdrop for the stage is a painted mural.  It is an historic part of the building 
and was restored in 2016.  The Robinson Trust owns the building, but allows the Town to use it 
for free as long as it is used for the Town Offices.  The Town pays for upkeep of the building, 
and has been making improvements recently to its energy efficiency: insulation in the walls and 
new siding.  They will continue making improvements to the rest of the building.  It is important 
that the Town Hall remain in the village center.   

Gilbert A. Davis Library 

The Gilbert A. Davis library building was built in 1899 by local attorney, Gilbert Davis. The 
children’s room was added to the library in the 1986, and a wheelchair lift was added in 2007. 
The library is owned by the Town and has a collection of 6,500 books. The library also offers 
Wi-Fi access and hosts book club meetings, activities for children and adults, and special events.  
The library is available free of charge for use by local groups. 
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Town Garage 

This building is located on five acres of land in South Reading.  It has six vehicle bays.  The 
Town operates three dump trucks, snowplows, sanders, a grader, a loader, and other equipment. 
The Town budgets funds for equipment repair and replacement each year. The Town’s sand and 
salt supply is stored at the Town 
Garage and the salt supply is covered.  
2019 Survey respondents identified 
behind the Town Garage as a possible 
location for a solar array. 

Cemeteries 

The Town currently administers and 
maintains six cemeteries: Amsden, 
Bailey’s Mills, Spear, South Reading, 
Sawyer, and Swain. Plots are 
available in the New Amsden 
Cemetery.  There are also several 
cemeteries in town on private land.  
Landowners should be aware that 
“Vermont statute prohibits unlawful 
disturbance of burial sites, whether on 
public or private land.  No one may 
intentionally excavate, disinter, remove, or carry away human remains, or any accompanying 
objects, that are interred or entombed in Vermont” (13 V.S.A. § 3761). 

Stone Schoolhouse 

The Stone Schoolhouse is located in South Reading. The local Reading-West Windsor Food 
Shelf operates out of the building.  

Historic Monuments 

The Town owns the Indian Stones monument on Route 106 south of Felchville.  It 
commemorates the abduction of Susanna Johnson and her family by Abenaki Indians during the 
French and Indian War and the birth of Susanne’s daughter, Captive, on the long trek across 
Vermont to Lake Champlain. Captive was the great grandmother of Fredrick Billings, Vermont’s 
pioneer of environmental conservation. His home in Woodstock is Vermont’s first, and so far, 
only, national park. 

Reading should consider establishing a 50-foot-wide wooded buffer adjacent to the North Branch 
of the Black River, as it flows past the Indian Stones site, to provide stream bank and ecological 
protection.  
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Town Highways 

Maintenance and improvement of Town roads, bridges, culverts and drainage ditches is 
accomplished through state grants and local taxes. The Town is making significant 
improvements to the town highways and their drainage structures in accordance with the 
Municipal Roads General Permit requirements. Generally, the Town applies for state grants to 
cover most of the costs of major road and bridge projects.  The Town adopted the most recent 
town highway and bridge standards, which is a requirement for reduced local match under a few 
State funding programs.  Regular maintenance of Class 2 and Class 3 roads is a large part of the 
Town budget. 

Emergency Services 

Fire & Ambulance Service 

Reading fire and rescue services operate out of the Emergency Services building.  It is located on 
5 acres of land on Route 106 near the intersection of Route 44, adjacent to the Amsden Farm 
property.  The Reading Fire Department has three trucks, and is a member of Connecticut Valley 
Mutual Aid.  Reading Rescue has an ambulance that was converted to a Fast Squad vehicle. 
Reading is also served by the Golden Cross ambulance service from Claremont.  2019 Survey 
respondents suggested the land behind the Emergency Services building could be a possible 
location for a solar array. 

Police 

The Town employs the Windsor County Sheriff’s office to patrol the roads and monitor 
speeding.  The Vermont State Polices provide all other police services. In the past, a constable 
was elected for local law enforcement. Several respondents to the Town Plan Survey wrote in a 
need for more police protection.  

Hospitals 

Reading is served by two hospitals within the Region: Mt. Ascutney Hospital in Windsor and the 
Springfield Hospital.  Residents are also served by the Dartmouth-Hitchcock Medical Center in 
Lebanon, NH, the Ottauquechee Health Center in Woodstock, and Valley Regional Hospital in 
Claremont. 

Telecommunications Towers and Electrical Transmission Lines 

The use of cell phones and the federal Telecommunications Act of 1996 have led to an increase 
in the number of telecommunication towers and facilities. The purpose of the Act was to make 
telecommunication possible from anywhere in the United States to anywhere in the world.  The 
siting of electrical facilities, electrical transmission lines and telecommunications towers is a 
controversial subject that involves health, safety, and aesthetic issues.  The placing of towers on 
mountains and ridgelines can detract from scenic resources.  Electromagnetic fields (EMF) 
emitted by communications towers and high-voltage electrical transmission lines are suspected 
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of contributing to human health problems, including some types of cancers20.  Often, the land 
clearing and grading needed to create access to telecommunication towers can be more damaging 
to natural and scenic resources than the towers themselves.  

A fast, modern telecommunications network is essential today to make Reading an attractive 
place to live and work and attract new people and businesses.  In the 2019 Survey, 65% of 
respondents were not satisfied with cell phone coverage in Town, and 89% would support one or 
more telecommunications towers in town if they could be screened or sited to minimize their 
visual and environmental impacts.  51% of the respondents were not satisfied with Internet 
services in Town.  However, EC Fiber is planning to soon complete a fiber optics Internet 
service throughout Town.  

Specific language regarding siting of telecommunications facilities is included in the Goals and 
Policies section at the end of this chapter.  

 

 
20 Levitt, B. Blake and Henry Lai. “Biological effects from exposure to electromagnetic radiation emitted by cell 
tower base stations and other antenna arrays,” in Environmental Reviews 18: 369-395 (2010). Published by NRC 
Research Press. 
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Figure 4.3 – Telecommunication towers that are designed to look like pine trees that would be 
found in New England could be acceptable examples of “stealth design” that could fit into the 
Reading landscape. It is important to note that the “monopine” towers in these two photos blend 
in with the surrounding treeline and do not stick up above the tree line.   

Solid Waste Disposal 

Residents may take their garbage and recyclables to the Weathersfield transfer station, or may 
hire a private vendor to pick up their garbage and recyclables. Reading is a member of the 
Southern Windsor/Windham Counties Solid Waste Management District, which provides solid 
waste services and planning for member towns.  The District website 
(www.vtsolidwastedistrict.org) is a resource for information on recycling, household hazardous 
waste collections, the new Universal Recycling Law (Act 148), and other solid waste services.  
The Town of Reading should continue these arrangements and should take an active role in local and 
regional efforts to reduce the solid waste stream and increase recycling. 

Recreational Facilities 

Reading’s only municipal recreation facility is the Claude Bartley Memorial Field.  It is located 
in Felchville and consists of a 5-acre baseball field. There is also a walking trail behind the 
elementary school, and there is a committee that is looking at using the land behind the 

http://www.vtsolidwastedistrict.org/
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elementary school for additional community recreational purposes. The gymnasium at the 
Reading Elementary School is available for community use for indoor recreational activities 
including basketball and yoga. Many hiking trails are available to the public in Reading on both 
private and state-owned lands. See the Natural and Cultural Resources chapter for more 
discussion on recreational trails.  Reading should coordinate with neighboring towns that are 
actively planning to improve their trail networks and other outdoor recreational resources.  

Public Lands 
The State of Vermont owns 6,676 acres, or nearly 25% of the land in Reading. Much of this land is 
either wildlife management area (around Knapp Brook Pond and the Arthur Davis Wildlife 
Management Area) or is attached to the Calvin Coolidge State Forest. The Town Forest is located 
north of Knapp Pond.  The Town has timber rights to the “town forest” but does not own the land 
itself.  The state owns the land around 20-Foot Hole (i.e., Twenty Foot Hole State Forest), a popular 
swimming hole on the North Branch of the Black River. There are many trails in these areas, offering 
recreational opportunities for hiking, skiing, horseback riding, snowmobiling, etc.  State lands should 
continue to be managed for recreational use as well as for forestry and wildlife habitat. 

See the Implementation Matrix that lists priority needs for municipal facilities and services, including 
estimates of costs and methods of financing. 

Goals and Action Steps (Goals are numbered, Action Steps are indicated by an arrow) 

1. Explore options for public and/or shared private water and sewer in Felchville in order to 
allow for higher density development while maintaining public health. 
 The Energy Board, Planning Commission and Select Board may apply for state funding 

to evaluate water and sewer solutions for Felchville. 
 The Energy Board, Planning Commission and Select Board may allow decentralized 

septic systems in village centers where possible to enable high-density housing and 
commercial development. 

2. Maintain all Town-owned and leased buildings and recreational facilities on a regular 
schedule; institute an energy conservation plan to ensure that repairs will increase efficiency 
and savings wherever possible. 
 The Select Board and Library Trustees should develop a plan to upgrade the library 

facilities to maintain the quality of the collection and accommodate new books and 
publications. 

 The Select Board, Energy Board and Library Trustees should conduct an energy audit on 
the Robinson Memorial Hall and the Gilbert A. Davis Library. 

 The Select Board, Energy Board and Library Trustees should seek funding to continue 
making improvements to Robinson Memorial Hall and the Gilbert A. Davis Library.  

3. The Reading Highway Department should maintain the highway system in a safe condition 
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and according to the Vermont Local Road and Bridge Standards and continue to invest in 
improvements to Town Highways per the Municipal Roads General Permit.  

4. The Reading Cemetery Commission should maintain Town-owned and administered 
cemeteries and provide for future acquisition of abutting lands as the need develops. 

5. The Select Board and the Planning Commission should develop a comprehensive capital 
improvements plan to guide the planning for public buildings, equipment, and roads.  The 
plan should include future needs, priorities, costs, and financing methods. 

6.  The Select Board, the EC Fiber representative, and Reading residents should encourage and 
work with Internet service providers to continue to expand high speed Internet to everyone in 
town, while minimizing the economic, environmental and cultural costs of its development. 

Policies 

1. The Town shall support the retention and ongoing repair and maintenance of historic 
buildings and structures to the extent practicable. 

2. The Town offices and Post Office shall continue to be located in the village of Felchville. 
3. Town-owned equipment shall be maintained and replaced as necessary to ensure that they are 

in safe, efficient and operable condition. 
4. The Town’s preference is for co-locating new or expanded wireless communications services 

on existing facilities, or siting on existing structures and employing “stealth” design.  Owners 
or operators of existing tower space shall be encouraged to facilitate the sharing of that space 
unless sharing or co-location is prohibited due to frequency interference, adverse aesthetic 
impacts, or a demonstrated risk to public health.  

5. When co-location is not possible, the Town prefers that telecommunication companies 
construct several shorter towers rather than one large one when designing cell coverage for 
Reading. The siting and design of all new communications towers and other facilities 
(including support, maintenance, and access facilities) shall be done such that impacts on 
wildlife habitat and travel corridors, wetlands, rivers and streams, and other natural, scenic 
and historic resources of the Town are minimized or avoided.  The location of wireless 
communications facilities on ridgelines is discouraged; however, where such a site is 
considered to be necessary under the requirements of the Telecommunications Act, “stealth” 
design must be incorporated in the siting, construction and maintenance of the facility. All 
towers must be sited so that they blend in with the surrounding landscape and tree line, using 
stealth design as appropriate. Owners of telecommunication towers must maintain all stealth 
design features and must decommission the towers and remove them from the site if they 
become obsolete due to new technology. 

6. Applicants for communications facilities at new or existing sites shall demonstrate to the 
Town that public exposure to electro-magnetic radiation will not exceed the applicable FCC 
standards. 
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In accordance with State Planning Goals, a primary educational objective of the Town is to 
provide reasonable access to educational and vocational training to encourage the full realization 
of the abilities of all residents. 

The COVID-19 pandemic at the start of 2020 placed new burdens on the nation’s school 
systems. Schools worked hard to educate children during the long periods of “lock-down” and 
social distancing. Teachers had to learn how to engage and educate students remotely. Quickly, 
everyone realized the importance of universal access to high-speed Internet service and ensuring 
all students had appropriate devices to connect. Another unexpected result of the pandemic was 
that many people from outside Vermont started buying property in the state seeking a safer place 
to live and raise a family. While this added new children to local schools it also raised property 
values, consumed the stock of local houses for sale and intensified the need for affordable 
housing. Vermont will feel and continue to adjust to the effects of the pandemic for the 
foreseeable future.  As a result of the COVID-19 pandemic, Windsor Central Unified Union 
School District (WCUUSD) local schools increased their capacity for virtual learning through 
the purchase of up-to-date technology hardware and software, faculty professional development 
and student practice. The need for universal access to high-speed Internet service for all K-12 
students continues to be a priority for the WCUUSD. 

Reading’s only educational facility is the Reading Elementary School. It has seen some changes 
since 2019 when the town joined the WCUUSD. During school years 2019-2020 and 2020-2021 
grades 4, 5 and 6 attended Woodstock Elementary School (WES) with Pre-Kindergarten - third 
grade attending RES. Starting in 2021-2022 RES will house Pre-K - fourth grade and the 5th and 
6th grades will join the same grades from WES and Barnard Academy at The Prosper Valley 
School in Pomfret.  Older students attend the Middle and High School in Woodstock or the 
Hartford Technical Center for vocational training.  Community College of Vermont (with 
locations in Springfield, Rutland and White River Junction) offers college and continuing 
education classes. 

Like many towns in the state, Reading has faced a fluctuating school population.  The addition of 
pre-Kindergarten for three- and four-year olds in 2012 added students to the total school 
population. Refer to Figure 5.1 for more details of these trends. 
Prior to COVID, trends of declining school enrollment and town populations were a challenge 
for much of Vermont. These trends were driven by conditions such as insufficient affordable 
housing in towns, not enough quality high paying jobs, high transportation costs for travel to 
work, unreliable cell and Internet service, and changing ideas about rural versus urban life.  
Many of these trends persist. 
In 2020 and 2021, parts of Vermont, including Reading, experienced an influx of people buying 
property and/or staying in their seconds homes during the pandemic.  This has resulted in 
increased school enrollment numbers in many communities.    However, it is unclear at this time 
if this will be a lasting trend.      
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Elementary Education 

The Reading Elementary School is located in Felchville so its operations affect the life of the 
village center and its grounds provide recreational and meeting space for the wider community. 
After the Vermont Legislature passed Act 46 in 2015 as part of the statewide effort to merge 
school districts, Reading residents voted to join the WCUUSD in the spring of 2017. The 
Reading Elementary School Board approved the decision in August 2017.  While the 2019 Town 
Plan Survey results suggested skepticism about these changes, recent years have seen changes to 
the school board to benefit RES. This is cause for celebration as we’ve moved in the direction of 
equity across the district and feel the RES campus will be more sustainable.  The survey asked 
about the biggest issues facing Reading over the next 8 years.  Some of the most common 
responses expressed fear over losing the Reading Elementary School and the associated impact 
that loss would have on the community. Question #38 of the Survey asked about the effect of 
moving 4th, 5th, and 6th graders to Woodstock Elementary School.  Nineteen survey respondents 
with children in the school felt this change would not improve their child’s education while five 
survey respondents with children in the school felt it would. Thirty-four respondents without 
children in the school felt this change would not improve elementary education in town while 
eighteen respondents without children in the school felt it would. In the fall of 2019, the 4th, 5th 
and 6th grades moved to the Woodstock Elementary School.  In the fall of 2021, fourth grade 
students returned to Reading Elementary School, due to overcrowding at Woodstock Elementary 
School.  Reading residents continue to discuss the school’s future and its role in maintaining a 
vibrant community.  

Unfortunately Question #38 of the Survey contained an error about changes at RES. It 
mistakenly asked residents about the educational impact of moving the 4th, 5th, and 6th graders 
to Woodstock Elementary School in the 2020 academic year when in fact they had started 
attending there in the fall of 2019. The PC regrets the mistake that many respondents pointed out 
in their Survey responses. 

Enrollment has decreased from the high of 75 students in 1999 to a low of 32 in 2011-2012, 
reflecting a trend that is affecting many small towns in Vermont. However, school enrollment 
increased to 52 students in 2012-13 (14 in Pre-K which began in the fall and 38 in K-6th) and 67 
in 2013-2014 (14 in Pre-K and 53 in K-6th). Enrollment has fallen to 53 students in 2018-2019 
(16 in Pre-K and 37 in K-6th).  When school populations decrease, towns are faced with difficult 
decisions about educating their children: finding more students to attend the school in order to 
help spread out the costs or possibly closing the school.  The task of finding more students can 
be addressed either by enrolling Pre-K students from neighboring towns, and encouraging 
families with school-aged children to move into Town.  

The land on which the Reading Elementary School was built was given to the Town in 1936, and 
the original school was built shortly thereafter.  An addition was completed in 1994, bringing the 
total capacity of the school to 80 students.  Since the building is now owned by the WCUUSD, 
there is no foreseeable need for infrastructure improvements to the building by the town.  
Notable interest was expressed in the 2019 survey to explore installing solar arrays on the fields 
behind the school. 
 
Figure 5.1 – Reading School Enrollment – 2010 to 2021 



   

  Draft September 17, 2021 

 

Reading Town Plan  page 54 
CHAPTER 5 EDUCATION  

 

Figure 5.2 – Population by Age Group 
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High School and Continuing Education 

There were 27 Reading students enrolled in grades 7-12 at the Woodstock Union Middle School 
and Woodstock Union High School during the 2020-2021 school year.  These students attend 
school in Woodstock since Reading is a member of the Windsor Central Modified Unified Union 
School District. The Hartford Technical Center offers vocational training for high school 
students who live in Reading.  The Howard Dean Educational Center in Springfield offers 
college and continuing education classes through the Community College of Vermont, the 
University of Vermont, and other partners. The Howard Dean Center also hosts a Vermont 
Interactive Television site for statewide meetings and educational programs.  

Child Care Facilities 

Child care is an increasingly important factor in an economy where households are often 
supported by two incomes.  The need for childcare during working hours is particularly 
important to single parent households.  According to 2017 American Community Survey 
estimates from the U.S. Census Bureau, about 4% of the Town’s population is under 5 years of 
age, compared to 4% in 2010 and 5% in 2000. The Reading Elementary School now offers 
programs for Pre-K aged children, taking care of a portion of the child care needs in town.  In the 
spring of 2021 there was one registered child care provider in Reading in addition to the school.   

The Reading Elementary School Pre-K Program is now 5 days a week (Monday-Friday) between 
7:30 AM and 2:15 PM at no cost to Reading residents for children age 3 by September 1 of that 
school year.  There will be after-school programs in every district elementary school in academic 
year 2021-22. A district-wide After-School Coordinator has recently been hired with ESSER 
funds.      Several options for providing after-school programing exist and will be a work in 
progress as needs, facilities and resources develop over time. Collaboration with neighboring 
towns may prove to be a viable option for providing local child care and after-school 
programming for Reading parents and children. 

Most Town Plan Survey respondents answered that child care options did not apply to them.  3% 
of respondents said that child care options in Reading are adequate, while 30% said that child 
care options are not adequate.  Ultimately, access to affordable child care and after-school 
programming is essential to the community and will remain a priority vision and strategy for all 
stakeholders. 

Adult and Continuing Education 

Reading residents have access to a variety of adult educational opportunities, both in person and 
using virtual technologies.  Regional opportunities for in-person learning include: 

• Community College of Vermont – campuses in Springfield, Upper Valley and Rutland 
offers higher education coursework including degree and certificate programs. 

• Vermont Technical College in Randolph, Vermont and Stafford Technical Center in 
Rutland offer a wide variety of career track programs. 

• The University of Vermont offers Online and Distant Learning. 
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• The River Valley Technical Center in Springfield offers programs to prepare students for 
college or careers after High School 

• The Center for Cartoon Studies is located in nearby White River Junction, VT and offers 
a 2-year Master of Fine Arts Degree program focused on the creation and publication of 
comics and graphic novels. 

• Vermont Adult Learning centers are located in Windsor and N. Springfield as well as 
locations throughout the State.  These centers offer literacy programs in language, math 
and workplace skills and much more. 

• The Gilbert A. Davis Public Library in Reading subscribes to several virtual learning 
programs that are available for free to Reading residents. Residents can enroll in online 
courses from Universal Class or access audio books and e-books through Listen Up! 
Vermont.  The library has numerous additional resources such as research support, 
current events periodicals, the Heritage Quest ancestral databases, the Vermont Online 
Library, and free passes to regional museums, art exhibitions, and State Parks. 

Goals and Action Steps (Goals are numbered, Action Steps are indicated by an arrow) 

1. Encourage families to move to Reading with a particular emphasis on families with school-
aged children.  
 The Planning Commission should form an ad hoc committee to investigate ways to 

encourage affordable housing and promote the Town as a desirable place to live and raise 
a family as a means to increase the student population.  

 The Planning Commission and Selectboard will stay apprised of economic development 
funding opportunities that support the advancement of child care facilities and businesses. 

 The Town shall include a link on the Town website to the Vermont Department for 
Children and Families with information for childcare providers and parents.22 

2. The Town will strive to be engaged and informed regarding all policies, budgeting procedures 
and school consolidation issues that affect Reading.   
 The Reading Representatives to the Windsor Central Supervisory Union shall regularly 

communicate with the Select Board, and advocate for any programs or policies that 
enhance the learning opportunities for school-aged children in Reading. 

Policies 

1. Child care facilities that meet the requirements of the Reading Zoning Ordinance are 
encouraged. 

2. Encourage young families to move to Reading in order to sustain an adequate student 
population to maintain a viable elementary school in town. 

 

22 To access information about registered or licensed child care providers: 
https://dcf.vermont.gov/childcare/parents.  For child care regulations and rules: https://dcf.vermont.gov/cdd/laws-
regs.   

https://dcf.vermont.gov/childcare/parents
https://dcf.vermont.gov/cdd/laws-regs
https://dcf.vermont.gov/cdd/laws-regs


   

  Draft September 17, 2021 

 

Reading Town Plan  page 57 
CHAPTER 6 ENERGY  

Chapter 6 ENERGY 

Enhanced Energy Plan Introduction 

Vermont has a national reputation for its care of the environment and it’s initiatives for 
conserving energy, promoting energy efficiency, greenhouse gas reductions, recycling and reuse 
efforts, and shifting towards renewable energy sources. Reading residents and landowners 
echoed these sentiments in their answers to several questions on the Town Plan Survey. Strong 
interest was expressed by respondents to the 2019 community survey for the “90x50” renewable 
energy goal.  There was also notable interest expressed in survey responses for considering 
installation of solar energy projects at the Town Garage, Town Hall and/or Emergency Services 
Building.  Strong support was also expressed by respondents for investigating community solar 
arrays that would benefit the municipality or residents that choose to buy-in or participate.  77% 
(71/91) of respondents indicated support for a commercial-scale solar project (larger than 3 
acres) in Reading if it could be screened or sited to minimize its visual and environmental 
impacts.  When asked about possible locations in Reading for a commercial solar project, survey 
respondents identified the following: rooftops, behind the Fire Station, behind the school, old talc 
mine, and behind the Town Garage. 

See the description in Chapter 1 for more information about the 2019 survey.  

Act 174 

Reading’s Enhanced Energy Plan is a component of the Reading Town Plan prepared in 
accordance with 24 V.S.A., Chapter 117, Subchapter 5.  The intent of this plan is to address the 
requirements of Act 174 of 2016 and to meet the enhanced energy planning standards developed 
by the Vermont Department of Public Service (DPS).  This document was prepared based upon 
the Guidance for Municipal Enhanced Energy Planning Standards (DPS; March 2, 2017) in 
order for the Reading Town Plan to be given greater weight (i.e. “substantial deference”) in the 
Section 248 process. 

Energy Goals 

Through the 2016 Vermont Comprehensive Energy Plan (CEP), the State of Vermont has 
identified a number of goals and strategies to achieve energy conservation throughout the state.  
The most significant of these goals being by 2050, 90% of Vermont’s total energy will be 
derived from renewable sources. 

The CEP includes additional goals to fully achieve the overall, long-term “90x50” goal.  These 
goals serve as the platform for determining energy policies, targets and pathways for the Town of 
Reading, as articulated throughout this plan.  The Town of Reading hereby adopts the goals 
established in the 2016 CEP, and through the detailed policies and actions contained in this plan, 
Reading will strive to achieve these goals.   

Analysis of Current Energy Use 

For the purposes of this plan, energy use was evaluated for a base year of 2015, and then 
considers actions to take by years 2025, 2035 and 2050 to achieve our energy goals.  Where 
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more current existing use data is available, it is summarized in this document to indicate changes 
since the base year. 

Vermont’s Comprehensive Energy Plan (CEP) calls for 25% of energy needs to be met by 
renewable sources by 2025, 40% by 2035, and 90% by 2050.  To help put that into perspective, 
in 2015 renewable energy facilities in Reading generated about 1% (69,046 kWh) of the total 
annual electricity used in Town (6,998,859 kWh).  In 2014, about 45% of the electrical energy in 
Vermont was generated from renewable sources, according to the CEP. 

Electricity 

Electricity is provided by Green Mountain Power throughout Reading.  There are no 
transmission lines within Reading.  Two three-phase distribution lines pass through Reading; one 
follows the VT Route 106 corridor from Cavendish and ends approximately at Agony Hill Road.  
The other three-phase distribution line parallels VT Route 44 and continues into West Windsor 
(terminating at Mount Ascutney Resort).  The maps that show these facilities.   

In 2015, residences accounted for 64% of the current total electricity usage, and commercial and 
industrial uses accounted for 36% of the total 6,998,859 kWh used in Reading.  See Figure 1 that 
summarizes electricity use data provided by Efficiency Vermont. The latest data from Efficiency 
Vermont shows a considerable drop, 24%, in overall electricity usage between 2015 and 2019 
with the largest drop in Commercial and Industrial usage. In 2019, residences accounted for 72% 
of total usage and commercial and 
industrial usage was 28% of the 
total 5,307,131 kWh used in 
Reading. Average annual 
residential usage is 6,565 KWh 
(2015), and 5,194 KWh in 2019.   

According to Department of 
Labor Statistics, there were 17 
commercial establishments in 
Reading during 2015.  In that 
same year, the annual average 
cost to heat businesses in Reading 
was estimated to be $3,306.   

See Appendix E for more detail. 

Residential
3,833,301

72%

Commercial 
and Industrial

1,473,830
28%

Figure 1: Electricity Usage by KWh in 
Reading
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Thermal 

“Thermal” includes heating as well as hot water for homes and businesses.  According to 
American Community Survey (ACS) data (2011-2015), the predominant fuels to heat homes in 
Reading include wood (42%), fuel oil (34%), and propane (17%).  In 2015, the estimated 
average annual cost to heat a home was $2,180 and about $3,300 to heat a business.  See 
Appendix E for more detail about heating existing buildings in Reading.   

A majority of respondents to the 2019 survey generate domestic hot water from electricity, oil or 
propane.  The percentage of renewable sources for hot water are small, but are increasing in 
recent years.  See Table 1. 

Table 1: Types of Fuel Used by Reading Residents (2019) 

Type  Heat  Hot Water  Cooking  Electricity  

Green Mountain 
Power  10 37 25 83 

Oil or diesel  49 20 1 1 

Propane  32 20 52 6 
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Wood or wood 
pellets  57 4 4 1 

Solar  6 5 3 15 

Wind  0 0 0 0 

Generator  4 3 4 21 

Low-temperature 
heat pumps  5 0 0 0 

 

Transportation 

Reading is a rural town.  Due to the overall low-density development patterns and the conditions 
discussed above, most residents rely on driving to get to common destinations, as discussed in 
more detail in the Transportation Chapter of the Town Plan.  Walking and bicycling are 
generally accommodated along the sides and shoulders of existing roads, some of which are 
better suited for those uses than others.  Reading has a hilly landscape.  Steep sections of 
roadways present a challenge for walking and bicycling for many people.  Limited public 
transportation services are provided in Reading by The MOOver (Southeast Vermont Transit).  
Although there are no fixed routes serving the Town, Dial-a-Ride services are available to 
residents.  The village of Felchville exhibits development densities that enable walking, but a 
lack of sidewalks may discourage travel on foot.   

Data was compiled and is presented to understand the existing transportation energy use in 
Reading (see Appendix E).  Commute distances are relatively long; the average commute time is 
27 minutes.  Common work destinations for residents are Lebanon, Woodstock, Ludlow, Rutland 
and Windsor.  According to ACS data, there were about 2 vehicles per occupied household in 
2015.  The average vehicle miles traveled in a year is estimated at nearly 14,000, which accounts 
for approximately 450,000 gallons of total fuel used and an estimated total fuel cost of more than 
$1.04 million. 

Energy Targets 

The standards that the Department of Public Service has established for energy targets must be 
met if this Plan is to receive substantial deference in Section 248 energy siting proceedings.  
Reading is utilizing targets (or scenarios) developed using the Long-Range Energy Alternatives 
Planning (LEAP) Model and provided to Reading by the SWCRPC.  The background for the 
targets is described in more detail in the Southern Windsor County Regional Energy Plan.  The 
targets, when combined with the analysis presented in the previous section, are intended to 
provide an overview of existing energy use and projections for the pace of change that is needed 
over the next three-plus decades.  The targets simply demonstrate that, in order to meet 90% 
of Vermont’s energy need from renewable sources by 2050, a significant amount of change 
will be needed in the forms of energy conservation and development of new local renewable 
energy generation.  The targets identified in Table 2 represent a significant change in behaviors 
and investments if Reading is meet these ambitious energy goals. 

http://crtransit.org/
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Table 2: Energy Targets by Year for Reading 

 2025 2035 2050 

Total renewable 
generation in MWh 2,075 4,149 8,298 

Weatherize Homes  25% 50% 90% 

Weatherize 
Businesses 25% 50% 90% 

Use of Renewables 
for Heating 47% 63% 93% 

New efficient wood 
heating units 26 52 93 

New heat pump units 44 117 226 

Use of renewables for 
transportation 10% 31% 90% 

Passenger cars switch 
to electric vehicles 49 338 695 

Trucks switch to 
biodiesel 85 158 263 

   

Electricity targets are mixed.  They involve a reduction in current electrical 
use, but increasing demand for electricity to achieve the goals for both 
transportation (i.e. electric vehicles) and heating sectors (i.e. cold-climate 
heat pumps).  Efficiency Vermont’s programs to reduce electricity demand 
will be very important to reach these targets.  The increased production of 
renewable energy generation is also needed to help achieve energy goals.   

The first step to reduce energy demand for heating is to weatherize homes 
and businesses (e.g. air sealing, insulation).  Based upon our experience 
over the past few years, it will be difficult to reach these weatherization 
targets for existing structures.  The next step is to then move toward the 
widespread utilization of renewable energy to heat homes and businesses.  
In order to achieve the overall renewable target for heating, the LEAP 
model is calling for investing in new efficient wood heating systems, cold-
climate heat pumps or ground-source heat pumps (see Figures 4 and 5). 

Transportation is probably the most difficult area to “bend the curve” to meet the energy goals, 
considering the rural nature of this area and how challenging it is to change human behavior.  
However, it must be done if we are to achieve the 90% by 2050 goal.  The LEAP model is 
largely expecting fuel switching to happen through the increasing use of electric vehicles, and 

Figure 4: Illustration of how cold-
climate heat pumps work.  Source: 
Efficiency Vermont. 
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the use of biodiesel by the trucking industry.  Also required to meet the 
goals will be additional efforts to lessen the use of energy for transportation, 
including land use patterns that encourage walking and bicycling, public 
transportation, driving less, and ride sharing.  Efficiency Vermont has 
information on its website about ways to achieve transportation efficiencies.   

Please note that the above section is intended to summarize the assumptions 
made for this LEAP model.  In the years between 2020 and 2050, there are 
likely to be technological advances that may help us to achieve our energy 
goals and targets in ways that we cannot anticipate today.   

Implementation Actions 

In order to meet our stated energy goals and targets, the Town of Reading 
identifies the following implementation actions, also referred to in statute as 
“Pathways” in the Guidance for Municipal Enhanced Energy Planning Standards (VDPS; 
March 2, 2017). 

D.1 Pathways Standard: Conservation and Efficient Use of Energy 

a) The Town of Reading encourages the conservation and efficient use of energy.  

Reading has identified the following implementation actions in to achieve this policy.  The Town 
can use the Town website, Reading Informer and Front Porch Forum to get information out to 
residents regarding many of the following implementation actions. 

D.1.1: Reading wishes to lead by example and demonstrate to individuals and organizations the 
benefits of building efficiency through the following efforts: 

a) Seek support and guidance from Efficiency Vermont for efforts to improve the 
efficiency of municipal buildings. 

b) Assess the life cycle costs of potential energy improvements during design and 
construction planning. For example, investment in a new, efficient heating system may 
be more expensive up front, but more economical to operate over time. 

D.1.2: Reading identifies and promotes the following resources to provide guidance to 
individuals and organizations: 

a) Inform residents and businesses about available programs that can assist with energy 
conservation and efficiency improvements, including: 

1) Programs available through Efficiency Vermont, such as workshops and 
educational opportunities to businesses on efficiency in new construction, 
retrofits, and conservation practices; and, 

2) Weatherization Assistance Program through Southeastern Vermont Community 
Action (SEVCA) for low-income households. 

b) Inform residents about Efficiency Excellence Network (EEN) contractors by providing 
links to EEN information through the Town website or through other means. 

https://www.efficiencyvermont.com/products-technologies/transportation-efficiency
https://www.efficiencyvermont.com/services
http://www.sevca.org/weatherization
https://www.efficiencyvermont.com/tips-tools/questions-answers/what-is-een


   

  Draft September 17, 2021 

 

Reading Town Plan  page 63 
CHAPTER 6 ENERGY  

c) Provide data that demonstrates why these improvements make sense for residents (e.g. 
estimated return on investment, case studies). 

d) Hold an information forum at the Town (Robinson) Hall and invite residents to speak 
about the energy improvements that they have made to their homes.  

D.1.3: Reading identifies the following to encourage efficient buildings:  

a) Promote the use of the residential and commercial building energy standards in 
accordance with 24 V.S.A. §4449.  At this time, the Residential Building Energy 
Standards apply to all applicable residential construction projects.  Similarly the 
Commercial Building Energy Standards apply to all applicable non-residential projects. 

1) The Administrative Officer will distribute State energy code information to all 
applicants seeking a zoning permit for a structure that is heated or cooled. 

2) The Administrative Officer will not issue a certificate of occupancy (for projects 
subject to flood hazard review) until the applicant provides a certificate that 
ensures compliance with the State energy code. 

b) Promote the use of landscaping for energy efficiency (e.g. wind breaks to reduce winter 
heating demand, deciduous shade trees to reduce the need for air conditioning in 
summer). 

D.1.4: Reading identifies the following to encourage using less fossil fuels to heat buildings: 

a) Provide educational presentations on ways to decrease the use of fossil fuels, in 
coordination with Efficiency Vermont. 

b) Promote the use of cold-climate heat pumps for retrofitting existing buildings. 

c) Encourage the use of ground-source heat pumps for new construction, when cost 
effective. 

d) Promote wood stove change-out programs that take older non-EPA certified stoves out 
of service and replace them with more efficient and lower emitting cordwood or pellet 
stoves. 

e) If renewable energy systems are not practicable, encourage homeowners to replace old 
furnaces or boilers with high-efficiency models. 

D.2 Pathways Standard: Transportation 

a) The Town of Reading encourages the reduction of transportation energy demand and 
single-occupant vehicle use. 

b) The Town of Reading encourages the use of renewable or lower-emission energy sources 
for transportation.  

Reading has identified the following implementation actions to help achieve these policies. 

D.2.1: Reading wishes to lead by example through the following ways: 

https://publicservice.vermont.gov/energy_efficiency/rbes
https://publicservice.vermont.gov/energy_efficiency/rbes
https://publicservice.vermont.gov/energy_efficiency/cbes
https://energy.gov/energysaver/landscaping-energy-efficient-homes
https://www.efficiencyvermont.com/products-technologies/heating-cooling-ventilation/heat-pumps
https://energy.gov/energysaver/geothermal-heat-pumps
https://www.epa.gov/compliance/list-epa-certified-wood-stoves
https://energy.gov/energysaver/furnaces-and-boilers
Jason Rasmussen
Delete since it is repetitive?
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a) Install an electric vehicle charging station. 

b) When purchasing new vehicles, the Town will seek a model with the best fuel efficiency 
standards available (e.g. biodiesel trucks). 

D.2.2: Reading will implement the following actions to encourage public transit: 

a) Improve awareness of existing public transit services available to residents (e.g. Dial-a-
Ride services from The Current).  To do this, the town will invite The Current staff to 
provide informational brochures or posters about existing services in the town offices, 
general store and in other public venues or events.  For more information about public 
transportation services, see the SWCRPC’s A to B Mobility Study. 

b) Coordinate with the SWCRPC and neighboring towns to investigate park and ride lot 
opportunities that might better connect residents with public transit services and/or enable 
carpooling. 

D.2.3: Reading will work to encourage a reduction in single-occupant vehicle trips through the 
following actions: 

a) Raise awareness of expanded broadband services by EC Fiber in 2020, which enables 
telecommuting. 

b) Promote the Go Vermont webpage, which provides rideshare, vanpool, public transit and 
park-and-ride options. 

D.2.4: In addition to D.2.1 Pathways listed previously, Reading has identified the following 
pathways to shift toward electric vehicles and other non-fossil fuel travel: 

a) Increase awareness of the benefits of electric vehicles and alternative-fuel vehicles 
through education and outreach efforts. 

D.2.5: Reading has identified the following pathways to facilitate the development of walking 
and biking infrastructure: 

a) Maintain roads to better accommodate travel by walkers and bicyclists.  For example, 
this includes paving/overlays to maintain a smooth roadway surface on major roads as 
well as modest shoulder widening in areas where pedestrian activity is observed or 
desired.  

b) Continue to maintain the existing trail networks for walking and other suitable uses. 

c) Consider cost-effective options to accommodate safe walking within Felchville. 

D.3 Pathways Standard: Land Use Patterns and Densities 

a) The Town of Reading encourages maintaining the historic settlement pattern of compact 
village centers surrounded by rural countryside in accordance with 24 V.S.A. §4302.  
Felchville serves as the village center for the community.  South Reading and 
Hammondsville serve as hamlets, where homes are more densely clustered than in 
outlying areas.  The rest of Reading serves as the rural countryside.  The nearby centers 

http://swcrpc.org/a2b-mobility-project/
http://www.connectingcommuters.org/
http://legislature.vermont.gov/statutes/section/24/117/04302
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of Lebanon, Ludlow, Windsor and Woodstock are larger and serve as important regional 
centers for Reading.   

b) The Land Use Chapter of the Reading Town Plan encourages maintaining the rural 
countryside in keeping with the above state planning goal.   

c) Zoning bylaws adopted by the Town are consistent with the goals of the Town Plan. 

d) Reading recently submitted a successful application for Village Center designation under 
24 V.S.A. Chapter 76A for the core area in Felchville. 

The DPS anticipates that if municipalities are actively participating in the above statutory 
frameworks for community planning, they will likely meet Pathways Standard 8.   

D.3.1: The Town Plan includes land use policies that demonstrate a commitment to reducing 
sprawl and minimizing low-density development: 

a) The Land Use Chapter in the Town Plan limits commercial activity to a few areas 
indicated on the Future Land Use Map (i.e. Felchville, Hammondsville), calls for high-
density residential in South Reading, and it generally calls for low density rural 
development patterns elsewhere in keeping with the rural countryside aspect of the state 
planning goal. 

b) The Town Plan discourages sprawl and strip commercial development. 

c) The Reading Town Plan calls for sound access management (i.e. managing curb cuts) in 
ways that promote transportation safety and discourage negative impacts of strip 
development.   

D.3.2: Reading choses to encourage development in compact mixed-use centers by: 

a) Continuing the community’s efforts to revitalize the Village Center of Felchville. 

b) Evaluate cost effective wastewater solutions that will encourage greater investment 
within the compact mixed-use center of Felchville. 

c) Working with the SWCRPC to plan for broader, regional land use development patterns 
and densities that encourage the conservation of energy. 

D.4 Pathways Standard: Statement of Policy on the Development and Siting of 
Renewable Energy Resources 

The heating, transportation and conservation targets and pathways combined are not sufficient to 
meet the 90% by 2050 energy planning goal.  The LEAP model also assumes the purchase of 
additional out-of-state renewable energy will help to reach this goal; however, that is also not 
sufficient to meet the energy goals.  New local renewable energy generation is also needed in 
order to achieve the ambitious “90x50” energy goal.  The following subsections discuss how the 
Town wishes renewable energy generation to take place in Reading. 

D.4.1: Evaluate Existing Renewable Energy Generation 
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In 2015, there were 11 known existing solar sites in Reading, representing 56 KW of installed 
capacity and 69,046 KWh of generation output.  In 2019, there were 14 solar sites, representing 
99 KW of installed capacity. There are no known wind turbines, hydro power, or biomass power 
facilities in Reading at this time.  See Appendices A and B or the Community Energy Dashboard 
for more detail. 

D.4.2: Analyze Generation Potential from Preferred Sites and/or Potentially Suitable Areas 

An analysis of renewable energy generation potential was conducted for Reading by the 
SWCRPC.  This consisted primarily of an analysis of available GIS mapping data and was based 
upon the guidelines established by the DPS for enhanced energy planning.  Table 7 below 
summarizes the findings of this analysis. 

Table 7: Potential Renewable Energy Generation 

Type Installed Capacity (MW) Generation Output (MWh) 

Roof-top Solar 0.81 993 

Ground-mounted solar 78.5 96,272 

Wind 2,793 8,563,338 

Hydro 0.001 3.5 

Total 2,872 8,660,607 

  

Based upon these raw numbers, there is significant potential to generate power from renewable 
sources in Reading, primarily through ground-mounted solar and wind.  There is potential to 
generate about 11.9% of Reading’s target through rooftop solar alone.  Hydropower does not 
present a meaningful option for future generation in Reading.  Ground-mounted solar and/or 
some forms of wind will be needed in order to meet the “90 by 50 goal”.  See the discussion in 
the next section for more detail about the potential for ground-mounted solar and wind power. 

D.4.3: Identify Sufficient Land for Renewable Energy Development to Reasonably Reach the 
2050 Targets 

http://www.vtenergydashboard.org/
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Table 1 in Section C.1 summarizes Reading’s 
overall targets for renewable energy generation.  
There is more than an adequate land area in Reading 
that has potential for solar to meet our 2050 
renewable energy target of 8,298 MWh.  That target 
is the equivalent of approximately 6.76 MW of 
ground-mounted solar at the installed capacity.  The 
guidance assumes 8 acres of land is generally needed 
to support 1 MW of solar.  This would amount to 
about 54 acres of land needed to meet this target.  
This represents about 6% of the land area in Reading 
that is estimated to have prime potential to generate 
solar power.   

There are an estimated 4,463 acres of land in 
Reading that have potential for solar production (see 
the Solar Resource Map).  However, this potential is 
reduced when examining the prime potential areas.  
Solar potential is reduced further when evaluating 
prime areas that are within 1 mile of existing three-
phase power lines23 (see Figure 6).  As discussed 
above, 54 acres might be required to meet Reading’s 
renewable energy target for 2050 through ground-
mounted solar alone.  That represents about 26.9% 
of the land areas that have prime solar potential within 1 mile of three-phase power lines.  We 
believe that this demonstrates that there is adequate land area with solar potential to meet 
Reading’s target.  However, we acknowledge that to do so will require landowners (both public 
and private) to be willing to pursue solar projects with developers. 

In Reading, there are about 1,000 acres of land that have been identified as having prime wind 
potential.  An additional 10,173 acres of land have secondary wind potential, as shown on the 
Wind Resources Map.  In theory, Reading’s renewable energy target could be reached with three 
utility scale wind turbines (measured at 70 meters high at the hub) that generate 1 MW each.  It 
is estimated that about 12 acres would be required to accommodate those three utility-scale wind 
turbines.  Based upon the wind potential maps, there are generally two potential areas for utility-
scale wind within 1 mile of three-phase power lines.  One of which is Keyes Mountain and the 
surrounding vicinity.  That is located within the Wildlife Overlay District as shown on the Future 
Land Use Map as well as in the proposed Zoning Overlay District Map.  That area is also located 
within the Ridgeline Protection Overlay as shown in both the Town Plan and Zoning Bylaws.  
The combined purpose of those districts is to control development to reduce wildlife habitat 
fragmentation and preserve important viewsheds/ridgelines.  As such, we believe that neither 
utility- nor commercial-scale wind turbines are appropriate in that area. 

 

23 An assumption being made here is that it is more cost-feasible to develop renewable energy generation projects if 
they are within one mile of three-phase power lines. 

Figure 6: Land area comparisons.  The total land area in 
Reading is 26,624 acres.  There are 882 acres of land 
estimated to have prime solar potential, but only 27% of that 
is within 1 mile of existing three-phase power lines (237 
acres).  An estimated 54 acres is needed to meet Reading’s 
renewable energy target through ground-mounted solar 
alone. 
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The other more feasible wind potential area is located in the vicinity of Reading Farms, which is 
identified as an important scenic and agricultural resource in the Town Plan.  The Town Plan 
also calls for consideration of an agricultural district in this location.  A utility-scale wind project 
would not be appropriate in this area.   

A mix of renewable generation types are desirable in order to meet the overall renewable targets 
for Reading.  The following more detailed targets in Table 8 represent one scenario for how 
Reading can meet the overall renewable generation target for the Town.  Rooftop solar is 
desirable.  Residential-scale ground-mounted solar is desirable.  Commercial ground-mounted 
solar (150KW and above) is encouraged as long as it meets our siting criteria as articulated in 
this plan.  Residential-scale wind turbines (not to exceed 30-meter hub height) are also 
encouraged.  Commercial-scale wind turbines (not to exceed 50-meter hub height) may be 
acceptable as long as they meet all applicable policies in the Town Plan. 

Table 8: Detailed Renewable Generation Targets (in MWh) 

Type 2025 2035 2050 

Roof-top solar 276 441 993 

Ground-mounted 
solar 1,738 3,555 6,998 

Residential-scale 
wind (30-meter hub 
height)  

61 153 307 

Total renewable 
generation in MWh 2,075 4,149 8,298 

 

The analysis in the previous section discusses how wind potential is limited by the location of 
existing three-phase power lines.  Wind potential is further limited by language in other sections 
of the Town Plan that seeks to protect important resources in those same areas.  We also 
understand that the proposed new state noise standards may make it difficult to permit utility-
scale wind turbines in the State of Vermont.  This plan embraces the “90x50” goal and we 
believe that the above analysis demonstrates that Reading’s plan for new renewable energy is 
adequate to meet our future needs and the renewable energy generation target.  Therefore, 
Reading expressly prohibits utility-scale wind turbines.   

D.4.4: Ensure that Local Constraints do not Prohibit or Have the Effect of Prohibiting the 
Provision of Sufficient Renewable Energy to Meet State, Regional or Local Targets 

Local constraints for renewable energy generation are as summarized in this section.  These 
constraints have been analyzed, and the Town of Reading does not believe that these constraints 
prohibit or have the effect of prohibiting sufficient renewable projects needed to meet the state, 
regional or local energy goals. 
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The following resources are not appropriate locations for renewable energy projects based upon 
the mapping methodology in the enhanced energy planning guidance and are hereby excluded 
from the potential wind and solar sites, as depicted on the map (i.e. “known constraints”): 

a) Vernal pools with a surrounding 50-foot buffer; 

b) DEC river corridors; 

c) FEMA floodways; 

d) State significant natural communities and rare, threatened and endangered species; 

e) National wilderness areas; and, 

f) Class 1 and Class 2 wetlands. 

Also based upon the enhanced energy planning guidance, the following list represents constraints 
that will likely require mitigation, and which may prove a site unsuitable after a site-specific 
study has been conducted based upon state, regional or local policies that are adopted and 
currently in effect (i.e. “potential constraints”): 

a) Agricultural soils (NRCS-mapped prime agricultural soils, soils of statewide importance 
or soils of local importance); 

b) Act 250 agricultural soil mitigation areas; 

c) FEMA special flood hazard areas (floodplain); 

d) Protected lands (state fee lands and private conservation lands); 

e) Deer wintering areas; 

f) ANR conservation design highest priority forest blocks;  

g) Hydric soils; 

h) Ridgelines; and, 

i) Significant wildlife habitat areas. 

D.4.5: Statements of Policy to Accompany Maps 

Reading hereby promotes the development of renewable energy generation in order to achieve 
the energy goals and targets as established in this plan.  The following statements of policy apply 
to renewable energy projects: 

a) Establishing new utility-scale power generation facilities that utilize non-renewable fuel 
are not consistent with the goals of this plan. 

b) Reading supports rooftop solar projects. 

c) Reading supports residential-scale ground mounted solar projects. 

d) Reading supports residential-scale wind turbines. 
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e) Utility-scale wind is not in keeping with the goals and policies in Reading’s Town Plan 
and, therefore, must not be allowed within Reading.   

f) Woody biomass is suitable only to heat buildings. 

g) Biogas that is collected as a byproduct of farming operations is encouraged for use as 
heat or power. 

h) Ground-mounted solar projects must demonstrate that the proposed project siting is 
appropriate in scale as it relates to the character of the area in which it is to be located, 
and the applicant must also demonstrate that all reasonable options have been considered 
in siting the facility. 

i) All applicable ground-mounted solar projects are subject to the setback standards in 30 
V.S.A. §248(s). 

j) All ground-mounted solar projects of 150 kW capacity or greater that are within view of 
public roadways (i.e. state highways and Class 1, 2 and 3 town highways) must provide 
adequate landscaping in order to screen the project from the view of the traveling public.   

1. This landscaping must consist of a mix of native plants that provide adequate 
screening during all months of the year (i.e. conifers or a mix of deciduous and 
conifers). 

2. All landscaping materials must be planted at a size that provides adequate 
screening within a period of three years of being planted and the construction of 
the facility. 

k) The applicant must maintain any required landscape mitigation for the entire life of the 
project, including the replacement of any dead or diseased vegetation serving as part of 
the landscape mitigation measures throughout the life of the project or until the project 
ceases commercial operation. 

l) The applicant is expected to provide a plan for the site to be adequately decommissioned 
at the time when the project ceases commercial operation in accordance with PUC Rule 
5.900.   

m) Renewable energy generation facilities must avoid “known constraints”. 

n) Renewable energy generation facilities must not have undue adverse impacts on 
“possible constraints”.  In addition, applicants shall demonstrate that the project will not 
have undue adverse impacts on significant wildlife habitat, wildlife travel corridors, 
stormwater, water quality, flood resiliency, important recreational facilities or uses, 
scenic resources identified in this plan, or inventoried historic or cultural resources.  
Project proposals must consider placement of such facilities in locations where impacts 
are minimal or employ reasonable measures to mitigate undue adverse impacts of the 
applicable resources. 

D.4.6: Maximize the Potential for Renewable Generation on Preferred Locations 
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Preferred locations for siting an energy generator or a specific size of type of generator inform 
the community where renewable generation is desired.  The identification of such sites can help 
to streamline the permitting process.   

Preferred sites for Reading include:  

a) Rooftops; 

b) A canopy over paved parking lots; 

c) Brownfield sites; 

d) Former talc mine and other disturbed portions of extraction sites (i.e. gravel pit, quarry or 
similar mineral resource extraction site);  

e) Behind the Fire Station; 

f) Behind the school; and, 

g) Behind the Town Garage. 

D.4.7: Demonstrate the Town’s Leadership by Example 

The Town of Reading will lead by example through the following means: 

a) Working collaboratively with the Springfield Regional Development Corporation and 
other partners to identify opportunities for local renewable energy generation that 
benefits the community and furthers the goals and policies of this plan.   

b) Consider installing solar systems on town property. 

c) Create a capital reserve fund to pay for energy improvements to Town buildings.  
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Chapter 7 HOUSING 

The Town recognizes the importance of affordable housing for working Vermonters and for a 
successful community.  Housing is considered affordable if rent or mortgage, taxes, and 
insurance costs are no more than 30% of a household’s annual income.  Affordable housing is 
one factor that is necessary to attract and sustain permanent residents who will send their 
children to the school, participate in community affairs and make Reading a better place to live. 
Other important factors are broadband Internet service, cell phone service, outdoor recreation, 
and access to jobs.  According to responses in the 2019 Town Plan Survey, 81% of respondents 
(76/94) feel it is important to protect or preserve affordable single-family homes in Reading.  
57% of survey respondents (50/88) do not feel that the current housing stock in Reading serves 
all income levels.  Those respondents indicated a need for more low- and middle-income 
housing, rentals, smaller starter homes, and more housing options for young families, singles and 
seniors.  The Town may wish to consider pro-active measures to ensure the availability of 
housing for working families, so that families with school-age children can afford to live in 
town.  The challenge for the town and taxpayers is funding and supporting these measures. 

The Town of Reading does not have a large commercial or industrial sector but it does have a 
number of smaller businesses that provide local employment.  Most residents either work from 
home in traditional jobs (e.g., farms, home occupations, self-employed), travel to work in the 
surrounding communities of Woodstock, Windsor, Springfield and other places in the Upper 
Valley, or, increasingly, work remotely through online connections to their jobs.  When the 
manufacturing economy in “Precision Valley” was booming, Reading was largely a bedroom 
community for Windsor and Springfield.  A few decades ago, as the manufacturing sector 
became less prevalent, Reading became more of a bedroom community for the Upper Valley.  In 
recent decades, Reading has also seen increased interest in second home ownership and horse 
farms, in large part due to our close proximity to Woodstock.   

Trends show modest growth in the number of housing units built in Reading in recent years.  
While vacation homes are common, the majority of recent homes built are for year-round 
residents.  The prevailing home sales prices are generally above the affordable level for 
households at or below the median household income levels and a significant number of 
households pay more than 30% of their incomes on housing.   

Housing Stock 

Between 2010 and 2017, the number of occupied homes decreased (4.5% for owner-occupied 
units and 18.2% for renter-occupied units), while vacant units increased by 11.4% and vacation 
homes increased slightly (2.8%).  See housing data from the U.S. Census Bureau summarized 
below in Table 6.2.   

According to the Reading Listers, there were 18 new homes built between 2017 and 2019.  The 
vast majority of them were for year-round residents; only 3 were for second homes.  Having a 
large percentage of year-round residents helps to foster a cohesive community, however, 
currently 32.7% of housing units in Reading are second homes. 

Figure 6.1 – Household and Housing Unit Growth in Reading, VT 1970-2010 
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The need for wastewater solutions to support housing and commercial investment in Felchville 
has been discussed for many years.  Newer technologies may help to address the situation; 
however the town should explore cost-effective solutions.  The lack of town wide access to 
broadband and reliable cell phone service is a concern for encouraging people to purchase a 
home in parts of Reading.  However, EC Fiber plans to complete town wide coverage by 2020. 
The implications of Climate Change and the ongoing COVID-19 pandemic are not known at this 
time, but there is speculation they could lead to future growth in rural, mountainous places like 
Reading.  If so, the recent updates to our zoning bylaws should be adequate to address any 
potential development pressures, if that ever materializes.  It is possible that the pandemic will 
also lead to home foreclosures and the heightened need to address homelessness and 
unemployment.
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Housing Values 

Figure 6.2 below shows that the median price of residences sold in Reading has fluctuated 
substantially over the years. The small number of house sales each year partly explain the wide 
swings in sales price.  Since 1988, an average of eight houses were sold each year in Reading.   

 

 
 

When is Housing Considered Affordable? 

Housing is generally considered affordable if a household spends no more than 30% of its annual 
income on housing. Housing costs for homeowners include mortgage payments (principal and 
interest), property taxes and insurance. Costs for renters include rent and insurance. The median 
household income in Reading in 2017 was $47,981. The median household income for Windsor 
County was $56,828 and for the State was $57,808.  Therefore, an affordable house for a 
Reading family that earns 80% of the County median income25 would be approximately 
$162,00026.  Table 6.2 shows the median housing value in 2017 was $289,800, while according 
to Figure 6.2, the median sales price for primary homes in Reading in 2017 was $185,250.  Both 
price points are higher than the affordability target for a household earning $45,462, which is 
80% of the County median household income.  In addition, several smaller properties have been 

 
25 The general definition of affordable housing under 24 V.S.A. §4302 is housing costs that are not more than 30% 
of the household’s gross annual income, for residents whose household income does not exceed 80% of the county 
median income. 
26 The affordable housing price was estimated using the Vermont Housing Finance Agency’s home mortgage 
calculator. 
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purchased in recent years and the buildings on those properties demolished, reducing the number 
of lower cost houses in town. 

Based on American Community Survey data, Figure 6.4 illustrates the ability of residents in 
2017 to pay for a home in Reading.  Nearly half of the households are “cost burdened.”  About 
17% of owner-occupied homes pay between 30% and 49% of their household income for 
housing, while 32% pay 50% or more for their home.  According to this same source, nearly 
two-thirds of renter households are cost burdened.  About 29% of renters in Reading pay 
between 30% and 49% of their household income on rent, and 32% of renters pay 50% or more 
on rent. 

 
Figure 6.3 - Median Price of Primary vs. Vacation Residences Sold in Reading (1988-2010) 

 
 
According to the same dataset, the value of “vacation residences” sold is much different, and 
generally much higher, than the value of primary residences. In 2016, the average value of 
vacation homes sold in Reading was $524,375.  However, there were only two vacation homes 
sold that year. 
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Figure 6.4 – Percent of Household Income Spent on Housing (2017 Estimates) 

 
Transportation costs are also a significant budget item for most families.  In general, 
transportation is considered to be affordable at no more than 15% of the annual household 
income.  According to the Housing + Transportation (H+T®) Affordability Index   for the Town 
of Reading, transportation costs are 29% of the annual income for a household at the median 
household income level.  Transportation costs are generally higher for Reading residents that 
travel to other towns for jobs and services.  
 
In accordance with the state’s Municipal and Regional Planning and Development law (Chapter 
117), Reading’s zoning bylaws include required provisions for the equal treatment of housing 
and affordable housing.  It is the Town’s intention in the bylaws to encourage the development 
of housing types that are affordable for low to moderate income residents, including but not 
limited to accessory dwellings, mobile homes and rentals units.  

Short term rentals, such as those available through Airbnb and VRBO, are becoming very 
common.  There is concern with a lack of long-term rentals as a form of local affordable housing 
due to owners converting them to short term rentals.  Short term rentals (STRs) are furnished 
rooms, apartments, portions of homes, or complete homes that a homeowner rents to the general 
public for more than a total of 14 days in a year but less than 30 consecutive days. The rental 
arrangements for STRs are often handled over the Internet. The PC feels these are appropriate 
throughout town but only when the homeowner resides on the property. In addition, the Planning 
Commission will consider addressing STRs in the Zoning Ordinance and work with the Select 
Board to adopt a town ordinance.   

This category does not include B&B rooms or Inns. 

Goals and Action Steps 

1. Allow for the development of a diversity of quality housing types that will serve all income 
levels. 
 The Planning Commission should evaluate the existing Zoning Ordinance to ensure it 

adequately supports the redevelopment or renovation of existing structures, especially in 
the village center (Felchville) as well as in the hamlets of Hammondsville and South 
Reading in order to create housing that is affordable for low to median income 
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households, and minimize the number of vacant buildings in the village center. 
 The Planning Commission and Energy Board will work with state and regional housing 

providers (e.g. Windham and Windsor Housing Trust or Twin Pines Housing Trust) to 
determine the feasibility of renovating vacant structures in Felchville to create affordable 
or mixed income housing projects in town. 

 The Planning Commission will research the need for housing for low-income elderly 
residents. 

 The Planning Commission should consider providing density bonuses for low-income, 
clustered housing developments. 

 The Planning Commission and Select Board should evaluate effective ways for the Town 
of Reading to address dilapidated, unsafe housing structures. 

 The Planning Commission and Select Board should evaluate funding opportunities for 
housing projects or for infrastructure projects that better support local housing goals, such 
as programs available through USDA Rural Development. 

 The Planning Commission and Select Board should evaluate opportunities to utilize 
Town-owned land to incentivize affordable housing projects. 

 The Planning Commission and Energy Board should seek funding to evaluate alternative 
wastewater solutions for housing in the village. 

Policies 

1. The development of housing in Reading shall be consistent with the Town Plan. 
2. The development of multi-family housing, and especially the conversion of older, larger 

homes in the villages, shall be encouraged. 
3. The development of cluster housing with covenants for long-term affordability of some units 

shall be encouraged. 
4. Regional affordable housing programs shall be encouraged and supported.  
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Chapter 8 LAND USE 

Basic considerations for deciding the most appropriate use of land in Reading are first, what 
use(s) best serve Reading’s residents, and second, what use(s) the land can reasonably support. 
Additional considerations are historic land use patterns, cultural values, how land use is affected 
by neighboring town land use and planning, and the relationship between development and the 
efficient provision of public services.  Together, these factors form the basis for Reading’s land 
use plan. One of the primary purposes of land use planning is to balance the legitimate interest of 
the community, as expressed through the planning process, and based not solely on survey 
responses or desktop site review, with the rights and expectations of individual landowners. 
Legal matters should be referred to the Town’s attorney.  Achieving this balance is a difficult yet 
necessary function of the Town Plan. 

Rural Character 

One of the issues facing Reading, according to an online Town Plan Survey, over the next eight 
years is preserving the rural character of the Town.  Survey respondents identified the following 
characteristics that contribute to rural character:  

 A “working landscape” of farms and forests;  
 Scenic views, open fields and horse pastures;  
 Dirt roads and recreation trails;  
 Small town feel, intact village and historic buildings; 
 A strong sense of community; and, 
 A lifestyle, marked by relative privacy, peace and quiet, access to the land and nature, 

lack of formality, and a strong sense of independence and individualism. 

Survey respondents were also interested in preserving undeveloped large open fields and 
pastures (65%; 60/93) and developing the villages in a way that preserves the town character 
while promoting growth (76%; 70/92). 

One task for the Planning Commission is to ensure that by allowing growth consistent with the 
Goals of this Plan, they are also preserving the Town’s rural character. 
Villages  

In a number of written responses in the survey, respondents demonstrated support for village 
revitalization, including supporting existing businesses and encouraging new businesses, 
developing housing that residents of all income levels can afford, and providing water and/or 
wastewater infrastructure in Felchville.  In 2018, Felchville was designated as a Village Center 
under the State’s Downtown Program.  This designation recognizes local revitalization efforts 
and provides financial incentives, which are explained in more detail in the Economic 
Development Chapter.  Felchville is where higher-density residential and commercial 
development exists.  Two smaller centers – the village of Hammondsville and hamlet of South 
Reading – are where a moderate-density of houses and a limited number of businesses are 
located.  The Town should consider Village Center designation for the other two areas.   
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The survey also identified new businesses or services that respondents would support, including 
a café or restaurant, hardware store, pub, small retail/business, any business, arts/crafts, studio, 
gallery, local foods/products, farmers market, offices/co-working space, personal services (e.g., 
barber), and automotive repair.   

Mining and Industry 

Currently there is no heavy industry in Reading, but the Town presently has an Industrial/Mining 
district located in two areas: (1) at the former mine site in Hammondsville, and (2) at the 
intersections of Routes 44 and 106.   In 2020, an excavation company and other industrial 
businesses opened just over the town border from the I/M zoning district in West Windsor.   

Historic Patterns of Land Use 

Steeply sloped mountains, narrow stream valleys, and relative inaccessibility characterize the 
majority of land in Reading.  There is little level land, but some areas have slopes of ten percent 
or less.  Elevations range from 700 feet along the banks of the North Branch of the Black River 
to 2,600 feet on Long Hill.  These and other factors have naturally focused the most intensive 
development within a few small settlements.  As more land sales occur, pressure to build homes 
(both primary and secondary) will increase on marginal sites.  A small, relatively flat corridor 
along the upper reaches of the North Branch of the Black River and Mill Brook is home to the 
villages of Felchville and Hammondsville.  Outside of the areas of most concentrated 
development, especially along roads leading out of the villages, are lands that were traditionally 
farmland.  Some of this land on the gentler hillsides and upland plateaus is still farmed, and 
much of it has been converted to residential use, both year-round and seasonal.  The hamlet of 
South Reading is at the center of one of these areas.  

 
Most of the land in Reading – the more rugged and inaccessible areas mentioned above, along 
with other land such as long-abandoned farms – remains undeveloped and is used mainly for 
forestry, recreation, and conservation.  Much of this land is publicly owned, either as Town or 
State Forest, and much of it is at elevations above 1,800 feet.  The topography of the land and 
limited access probably mean that Reading will remain a small community with its most intense 
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development largely confined to the valley lands along Route 106.  In the near future, however, 
new development may be influenced by surrounding larger towns. 

 
 

Future Land Use 

In order to implement the goals, objectives, and policies of this Plan through zoning, the 
following land use categories are established and shown on the Future Land Use Map29.  
Generally, land within the delineated areas is suitable for the uses and densities proposed in this 
Plan.  However, the physical characteristics of certain individual properties may be such that 
engineering or environmental considerations will further limit development.  Therefore, the 
descriptions of appropriate land uses and densities should be interpreted generally – individual 
properties may have additional limitations. 

Along with the development capability of the land and protection of valuable natural resources, 
the efficient provision and expansion of public services is the basis for Reading’s land use 
categories.  Directing growth to areas most effectively and efficiently serviced by utilities, roads, 
and schools will help the Town achieve its stated objectives of maintaining its rural character and 
controlling the cost of public services.  Policies and regulations that discourage growth far from 
the village areas are consistent with these objectives.  In general, commercial development and 
high-density residential development should be limited to the three existing village and hamlet 
areas, where services such as public or privately shared water and sewer systems can be most 
efficiently built and expanded.  Medium density residential development should be allowed in 
areas along Rte. 106 and the Tyson Road that are relatively level and accessible.  Development 
on the remaining, more remote, land should be limited to the lowest density uses because of the 
steeper terrain, higher elevations, more fragile environments, wildlife habitat and limited access 
to roads and other services.  Driveways and access roads on lands that do not have direct 
frontage require approval for a right-of-way or permanent easement by the Planning Commission 

 

29 One intention of future land use as indicated by the 2011 and 2019 survey questions is that “rural character” be 
maintained.  This will be tasked with land use that does not facilitate forest fragmentation, which is defined as the 
division or conversion of a forest block by land development other than a recreational trail, and agricultural or 
forestry uses per 24 V.S.A. §4413(d). 
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under Section 3.1 and Section 5.6 of the Zoning Ordinance.  Road runoff, wetland impact and 
viewshed review may be a few considerations. 

A stand-alone ordinance(s) may be a better regulatory approach to control some issues raised in 
the community survey, input received during public meetings and as discussed in this Plan, such 
as a noise ordinance or special events ordinance. 

Future Land Use Categories 

Forest 

The forest category represents land that is currently dominated by forest cover and includes 
many of the priority forest blocks and habitat connectors as discussed in the Natural Resources 
Chapter.  Forests serve a variety of functions and uses, and contribute significantly to the Town’s 
rural character. Forests protect air and water quality and support biological diversity. Woodlands 
provide critical habitat for many species of wildlife, including whitetail deer, moose, black bear, 
wild turkey and a variety of songbirds. Forests are also important to the local economy by 
providing products such as lumber, pulpwood, fuel wood, and maple products. Outdoor 
recreation is a way of life for many of the Town’s residents and is an attraction for tourists.  
Woodlands support a variety of recreational pursuits including hunting, trapping, hiking, 
horseback riding, cross-country skiing, snowmobiling, and nature and foliage viewing.  
Forestland in Reading also supports some low-density residential uses.  As climate change 
affects forest ecology, Reading could expect more logging due to various insects and disease.  
Landowners without forest management plans are encouraged to seek out professional foresters 
before logging operations.  

Because of its inherent value, and because of its remoteness from most roads and other 
infrastructure, land in the forest category should continue to be used primarily for recreation, 
conservation, and sustainable logging. 

The Town discourages “liquidation” logging operations, unless they are specifically necessary to 
preserve forest health.  Clearing of high value or priority forest blocks is highly discouraged. 

Development densities in forest areas should be low to very low, generally 1 unit per 10 to 25 
acres, unless a clear plan for mitigation can be presented.  For example, clustering houses 
together to keep most of the forested lands on large tracts intact. 

Agriculture 

Agricultural lands, as shown on the map, have traditionally been in agricultural use or have been 
identified as having especially good potential for agricultural use due to their soil type30.  The 
use of land for agricultural purposes has declined sharply in Reading over the past several 
decades as farm values dropped and development pressures increased.  Local agricultural 
production is beneficial to the local economy, is a significant part of Reading’s traditional rural 
lifestyle, and helps maintain an appreciation for local culture and history. Therefore, 
development in agricultural areas should occur only in ways that avoid or minimize any 

 

30 This includes prime agricultural soils as defined and mapped by the USDA Natural Resources Conservation 
Service.  See the Web Soil Survey (WSS) for this soil data and information: https://websoilsurvey.nrcs.usda.gov/.  

https://websoilsurvey.nrcs.usda.gov/
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reduction in agricultural potential. Expansion of agricultural operations should be done to avoid 
cultural resources like stonewalls, legacy sugarbush areas, and stone cellar holes.  Manure 
utilization systems could consider composting systems rather than liquid manure systems that 
may be prone to water and soil quality degradation.  No-till agriculture for vegetable production 
and grass-based livestock systems are encouraged. 

In the future, the Town should consider the creation of agricultural overlay zones as a part of its 
Zoning Ordinance.  Areas that could be so designated include the Bailey’s Mills area, Reading 
Farms, Springbrook Farm, the Jenne Farm, Newhall Farm, Lexington Farm, Rowlee Farm, and 
Barnleigh (Cook) Farm. 

The Town encourages local farmers to focus their efforts on the development of sustainable 
methods of farming that are productive and profitable.  Specifically, the Town encourages 
farmers to pursue the following goals where feasible: 

 Use farming methods that prevent water pollution, prevent soil erosion and degradation, and 
protect public health and safety; 

 Stabilize and increase farm incomes through crop and enterprise diversification; 
 Reduce or eliminate use of chemicals and soil amendments that act as biocides. 
The intent of agricultural planning is to protect Reading’s agricultural heritage and increase the 
number of employment opportunities in that field.   

Development densities in agricultural areas should be low-density, generally 1 unit per 10 acres. 

Rural Residential 

Rural residential areas have been identified as being well suited to residential development at 
low overall densities.  They were designated residential because of factors such as existing 
settlement patterns, access to existing improved roads, the cost-effectiveness of providing public 
services in the future, slope, soil conditions, and others.  Development densities in the rural 
residential areas should be generally 1 unit per 5 acres.  “Cluster development” is encouraged 
where appropriate, provided that overall density remains low (i.e., 5-acre density could be 5 
houses on 5 acres of land with 20 acres left as open space).  See the images below that illustrate 
cluster development, which is sometimes also referred to as conservation subdivision and 
generally allowed under the Planned Unit Development provisions in the Zoning Bylaws.   
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High Density Residential 

Higher density residential development should take place in and around the village areas. The 
Town should investigate the possibility of allowing for shared septic systems, a public sewer 
system and/or consider implementing a public water supply for areas of dense development. 
Development densities in the high-density residential areas should generally be 1 unit per acre, 
as site conditions allow.  With multi-unit dwellings, well serviced with utilities and 
infrastructure, densities could be higher. 

Mixed Use 

Mixed-use development is characterized by a commercial or retail use on the first floor of a 
building with a residential use on upper floors.  In Reading, the pattern has been a mix of 
residential and commercial uses on separate small lots within village centers. In order to 
maintain the Town’s character, provide necessary public services at the lowest cost, and maintain 
appropriate traffic volumes and patterns on all roads, mixed-use areas have been restricted to the 
existing village areas of Felchville and Hammondsville. Access to public roads should be 
actively managed to prevent traffic congestion and sprawl in mixed-use areas.  Development in 
these areas should be consistent with smart growth principles as defined in 24 V.S.A. §2791(13). 

The State-designated Village Center in Felchville serves as the community’s traditional center 
that has a mix of commercial, civic and residential uses, and public gathering places.  This area is 
the focus of local revitalization efforts as described in more detail in the Economic and 
Transportation sections of this Plan.  The Village Center serves as the primary location for retail 
and other commercial uses typical of traditional Vermont villages, as well as the most intensive 
residential development.   

Development densities in the Mixed Use areas should be the highest in Reading, generally 1 to 2 
units per acre, as site conditions allow. 
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Industrial/Mining 

Currently there is no heavy industry or mining in Reading. The Planning Commission 
determined that industry/mining is required only in the closed talc mine area north of 
Hammondsville.   

Conservation 

Conservation lands have been determined to have unique and/or outstanding environmental or 
recreational qualities.  They represent high elevation ecosystems, unique forest types, especially 
valuable wetlands, wildlife habitat, potential drinking water sources, and other lands that the 
Town considers to be irreplaceable and worth preserving in their present condition.  Aside from 
limited and sustainable forestry practices, and recreational uses, activity in these areas should be 
limited.  Development densities should be very low in the Conservation area, generally 1 unit per 
10 to 25 acres. 

The Conservation area combined with the Significant Wildlife Habitat Overlay represent priority 
forest blocks and habitat connectors as discussed in the Forest Resources section of this plan.  
Land development in these areas should be carefully designed in order to minimize forest 
fragmentation and promote the health, viability and ecological function of forests.  These areas 
correspond to the Significant Wildlife Habitat Overlay District as adopted into the zoning bylaws 
in July 2019. 

Timing of Development 

Reading is a rural community, which has historically seen relatively low rates of growth.  
Projections based on recent trends do not suggest significant growth in Reading over the next 20 
years.  However, there is some speculation that Climate Change and the ongoing COVID-19 
pandemic could lead to growth in Reading.  With telecommuting enabled by EC Fiber and the 
“new normal” of working remotely per the pandemic, some people may leave metropolitan areas 
and move to Reading.  That could change our future growth scenario.   

Residents wish for more families to move to town and increase school enrollment.  As a small 
rural town without infrastructure, the ability to accommodate growth is also limited.  Sudden 
large increases in population would place undue stress on Town facilities and services, and may 
negatively impact rural character.  The Town may consider phasing larger developments as part 
of the local land use approval procedure in order to ensure that municipal facilities and services 
have the capacity to accommodate the growth. 

Goals and Action Steps (Goals are numbered, Action Steps are indicated by an arrow) 

1. Protect and enhance Reading’s scenic landscape and rural character. 
 The Planning Commission will revise the Zoning Ordinance where necessary and consider 

the further use of subdivision regulations to require that residential development be 
configured in a manner that preserves prime agricultural soils, scenic resources, natural 
resources, meadowland and fragile features and be clustered such that the majority of 
development activity is located on the least sensitive portion of the land. The Town may want 
to consider phasing of larger developments as part of a subdivision regulation to ensure that 
Town services have the capacity to accommodate the growth.   
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 The Planning Commission will consider creating an agricultural overlay zone with strict 
restrictions on the development of prime farmland. Areas that could be so designated include 
the Bailey’s Mills area, Reading Farms, Springbrook Farm, the Jenne Farm, Newhall Farm, 
Lexington Farm, Rowlee Farm, Barnleigh (Cook Farm), and existing specialty crop 
operations.   

 The Planning Commission shall determine if industry/mining is desirable in any district in 
Reading.   

 The Listers and Planning Commission, in coordination with VLCT and VCRS, will evaluate 
tax implications for large farms enrolled in the Current Use Program. 

2. In pursuing the above action steps, the Planning Commission may take advantage of the 
following resources: VLT, UVLT and other regional land trusts; The Land Trust Alliance, 
The American Forest Foundation, Reading Planning Comm., Reading Selectboard, Reading 
Listers and MARC, Reading Fire Department, Citizen forums, USDA-NRCS and 
Ottauquechee Natural Resources Conservation District, CRFWA Conn. River Watershed 
Farmers Alliance,  Reading Listers office, Reading Planning Commission, The Historical 
Society, Cem. Commission, EC Fiber comm., Reading Fire and Rescue, Recreation 
Commission, Gilbert A. Davis Library, Reading West Windsor Food Shelf, School 
(WCUUSD), Aging in Place Reading West Windsor, Reading Energy Board, Vermont 
League of Cities and Towns, Vermont Dept of Health, Vermont, Vermont Dept of 
Environmental Conservation. (Watershed Mang div & Waste Mang div.). Vermont Dept of 
Forest Parks and Recreation; Beavers: Wetlands and Wildlife (BWW. Beaverww.org)., U.S. 
EPA Region 1 Massachusetts Alternative Septic System Test Center (MASSTC), Private 
businesses in Reading & neighboring towns (ex.  Waters Excavating, Hall Art Foundation, 
Green Mt Horse Assoc.). 

Policies 

1. The sustainable development and use of land-based resources, such as farming and forestry, 
consistent with other goals and policies of the Town Plan shall be encouraged. 

2. Cultural features, such as farm and logging roads, stonewalls, tree and fence lines, cellar 
holes and agricultural buildings, shall be preserved where appropriate. Any cultural features 
that are modified or removed should be photographed or field surveyed by the Town’s 
Historical Society or by a Conservation Commission. 

3. The Town shall work with public and private entities to prepare development or resource 
management plans that will further the aims of this chapter. 

4. The Town shall work with the Upper Valley Land Trust or the Vermont Land Trust to assess 
and implement easement programs to preserve agricultural and ecologically sensitive land. 

5. The Town shall work with the Vermont Department of Forest, Parks and Recreation and the 
Vermont Fish and Wildlife Department to update management plans for State lands located 
in Reading. 

6. Allow future growth at a rate not greater than the Town's ability to assume additional costs 
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brought on either directly or indirectly as a result of that growth, and that is compatible with 
the Town’s existing character. 

7. Cluster development shall be encouraged where appropriate. 
8. Clear cutting or fragmentation of high value or priority forest blocks is not consistent with 

the goals of this Plan.  
9. Seek input from residents of the Felchville Village Center to develop a Village Plan. 
10. Site plan review under Section 3.1 is required for access roads for landlocked parcels. 
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Chapter 9 ECONOMIC DEVELOPMENT  

If the Town of Reading wants a healthy local economy, then it must support the businesses that 
are already located here, support the conditions that allow new businesses to grow here, promote 
a healthy environment for people and wildlife, and protect natural, scenic, and historic resources. 
Results from the 2019 community survey and the March 9, 2020 public forum suggest the 
desired future economy in Reading would: 

• Enhance access to high-paying jobs and encourage families to move into town. 
• Encourage new small businesses – such as a café, pub, arts or crafts studio, local food 

products, offices or co-working space – especially within Felchville. 
• Provide more housing options that young families, singles and seniors can afford.   
• Invest in infrastructure, including water or sewer solutions in Felchville, and Town-wide 

cell phone and broadband coverage. 

Current Economic Conditions  

Historically, agriculture and milling businesses were the core of Reading’s local economy.  As a 
small rural town today, Reading’s residents rely primarily on jobs located in other towns. Local 
businesses and employers include Town government, Reading Elementary School, Happy Acres 
Farm, Jenne Farm, Rolling Meadows Farm, Newhall Farm, Springbrook Farm, Green Mountain 
Meats, Bailey’s Mills Bed and Breakfast, Hammondsville Tavern, Watroba’s Country Store, 
Reading Greenhouse and Farm Market, several forestry related businesses, a number of 
construction related businesses, several antique shops, a realtor, animal care businesses, and a 
number of home occupations, such as a  furniture repair shop, and a facial aesthetician. 

The businesses in Felchville, in addition to selling their products, serve as gathering places and 
message boards for the community. They offer goods and services within walking distance for 
village residents, and within a short drive for most of the town. As the availability and quality of 
high-speed Internet improve in Reading, many more people will be able to work from home than 
in the past. Home occupations or home-based businesses are traditional ways people in Vermont 
earn their living, and access to high quality Internet service will enhance their business efforts. 

Longitudinal Employer-Household Dynamics (LEHD) data available through the U.S. Census 
Bureau summarizes local economic conditions. This data underreports self-employed 
occupations. Nevertheless, according to that data, in 2010, residents were employed in 240 jobs, 
of which 223 were primary jobs and 17 second jobs.  In 2017, there were 247 jobs, of which 231 
were primary jobs.  The primary economic sectors for employment in 2017, in order of 
importance were health care, leisure/hospitality services, education, manufacturing, and retail 
trade. 

The most common commutes were to Woodstock, Lebanon NH, Hanover, NH, Ludlow, 
Springfield and Windsor.   

According to the Housing Chapter, the median household income in Reading in 2017 was 
$47,981.  At that income level, a house that costs $167,000 is “affordable,” meaning it requires 
30% of the median household’s income.  In 2017, the median housing price for a primary 
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residence of $185,250 was higher than what would be affordable to those making the median 
household income.  

As a small town that relies on jobs in other communities, it is important for Reading to consider 
local economic development initiatives in context with the broader area surrounding the Town.  
The Comprehensive Economic Development Strategy (CEDS) for East Central Vermont analyzes 
economic development for the Windsor and Orange County area and informs this chapter.  
Based on the CEDS and local conditions, key considerations for Reading’s economic 
development include: 

1. VT Routes 44 and 106 and the Tyson Road are of primary importance for the movement 
of people, goods and services. 

2. The relative lack of cell phone service and unreliable high speed Internet service limit 
home occupations and local businesses. 

3. There are no formal park-and-ride facilities, organized carpools, or commuting vanpool 
or bus services for Reading workers who travel long distances to work.  60% of Survey 
respondents said they would carpool for work or errands if it was convenient. 

4.   There is no municipal water supply or wastewater treatment infrastructure to support 
additional residential or commercial growth in Felchville. 

5.  Felchville businesses are eligible for tax credit programs that encourage voluntary 
improvements to historic buildings since Vermont designated it a Village Center. 

6.  Bicycling tours are popular along VT Route 106 and the Tyson Road, but there are 
limited bicycle facilities and amenities in the area.  Also, there is a lack of road signs 
alerting motorists about bicycle activity along these routes.  

7. There is limited parking space in Felchville for future businesses, but 79% of Survey 
respondents felt parking was adequate at this time. 

 
Desired Future Economic Conditions 

In accordance with the State Planning Goals (24 V.S.A. §4302(c)), Reading should encourage 
local stores and community services within the village of Felchville and agriculture (traditional 
practices as well as vineyards, cheese making, and other new ventures), sustainable forestry, 
forest related businesses, and home occupations in the surrounding rural landscape.  Efforts to 
provide Reading residents with commuting options (including telecommuting, ridesharing, and 
vanpools or transit services) will improve access to quality jobs and reduce individual 
transportation costs and impacts.  

There is strong local support for revitalizing the Felchville Village Center.  This entails 
evaluating cost-effective infrastructure solutions (i.e. water and sewer), maintaining existing 
businesses and encouraging new small-scale businesses, investing in existing buildings, slowing 
traffic down, and making it a place where both residents and visitors want to go.   

The State Downtown Board originally designated Felchville a Village Center on April 23, 2018.  
Village Center designation is an important tool to help implement some of the key goals of this 
Town Plan.  Benefits of designation include, but are not limited to, tax credits for investments to 
income producing properties within the designated village center, and priority consideration for a 
number of grant programs. 
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Improvements to the following infrastructure will help to facilitate this desired economic growth: 

1. Telecommunication facilities (cell phone and high-speed Internet) should be encouraged 
as discussed in more detail in the Utilities and Facilities Chapter of the Plan. 

2. A municipal water supply (55% support – 45/82) or wastewater treatment facility in 
Felchville (65% support – 53/82) would support additional residential or commercial 
growth in the village. 

3. Safety improvements to highway shoulders and the provision of bicycle parking and 
other amenities would encourage additional bicycle activity and enhance related local 
business.  New road signs should be placed along popular bicycle routes alerting 
motorists to this additional activity. The Town and state should be aware that as they 
improve road quality motorists often drive faster, increasing the danger to bicyclists, 
hikers, and horseback riders. 

4. Adequate parking should be available in Felchville for future commercial and car-pooling 
uses.  Consider options to use the area behind the Town Hall for public parking. 

5. The Town should consider carefully further streetscape improvements to both enhance 
the village and attract new residents and businesses.  While 57% (46/81) of Survey 
respondents supported marked crosswalks or special pavement treatments where 
pedestrians tend to cross the highway, only half (39/79) supported sidewalks, and only 
27% (20/75) supported curbing and landscaping along Route 106.   

6. The Green Spaces Committee created the Puddledock Park and will continue to evaluate 
future opportunities. 

Goals and Action Steps (Goals are numbered, Action Steps are indicated by an arrow) 

1. The Select Board, the EC Fiber representative, and Reading residents should encourage and 
work with Internet service providers to continue to expand high speed Internet to everyone in 
town, while minimizing the economic, environmental and cultural costs of its development.  

2. The Select Board and Regional Planning Commission should work to promote the expansion 
of existing cell phone and emergency services communication coverage throughout Reading. 

3. Improve and maintain roadway surface conditions on Tyson Road and VT Routes 44 and 
106.  
 The Select Board should coordinate with the Mount Ascutney Regional Commission 

(MARC) and Vermont Agency of Transportation (VTrans) to budget and schedule 
roadway or pavement improvement projects, but with the awareness that better road 
surfaces encourage higher speeds and additional safety concerns for bicyclists, hikers, 
and horseback riders.  

 The Select Board should coordinate with VTrans and MARC to evaluate establishing 
bicycle lanes along VT Route 106 and the Tyson Road and/or adding signs along these 
roads to alert motorists to the presence of bicyclists.   

 The Energy Board and Planning Commission should investigate the potential for 
providing bicycle parking and e-bike charging stations  in Felchville. 

4. Promote alternative transportation as a way to improve access to jobs and reduce individual 
commuting costs. 
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 The Select Board should coordinate with the MARC and VTrans to provide residents 
with information on the Go Vermont commuter choice program.  (See: 
http://www.connectingcommuters.org/)  

 The Select Board should seek funding through the Municipal Park-and-Ride Grant 
Program or other grants to build a local commuter lot to encourage ridesharing provided 
there is sufficient local interest. 

5. Improve infrastructure to support a vibrant local economy in Felchville. 

 The Select Board and Planning Commission should work to maintain the Village Center 
designation for Felchville to provide financial incentives for improvements to eligible 
buildings.  

 The Select Board, Planning Commission, and Energy Board should work to evaluate the 
feasibility and cost/benefit for a small, decentralized wastewater system or public water 
supply to provide services for Felchville or sections within Felchville.  

 Town residents may wish to reconsider sidewalks, as well as landscaping and traffic 
calming measures in Felchville. 

 The Planning Commission should study the adequacy of parking in town for all purposes: 
public events, current and future commercial activity, carpooling, etc. The Planning 
Commission should consider amending the Zoning Ordinance to allow for flexible/shared 
parking for current and future commercial uses in Felchville.  

Policies 
1. Promote business growth that will enhance the rural character that Reading’s residents so 

strongly value.  

2. Support Home Occupations that are customary in residential areas and consistent with the 
provisions of the current Zoning Ordinance 

3. Encourage all Home-Based Businesses that meet all the provisions of the current Zoning 
Ordinance.  Such uses shall not negatively impact the character of the area in which they are 
located.  

4. Encourage the development of small-scale commercial operations in Hammondsville and 
Felchville.  Such businesses shall be compatible with existing residential and commercial uses 
and the current Zoning Ordinance and shall not require Town expenditures on infrastructure. 

5. Industrial uses shall not have an undue adverse impact on neighboring properties and property 
values; public facilities and services; drainage, surface and groundwater supplies; or other 
natural, cultural, historic or scenic features in the vicinity of the operation. 

http://www.connectingcommuters.org/
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Chapter 10 HEALTH CHAPTER 

The health and safety of Reading residents is of the utmost importance. Reading’s vision for 
health, wellness and safety is that all citizens in the community have access to high quality, 
affordable, physical and mental health services through local providers; that employers and 
individuals support healthy lifestyles and environments; that the well-being of children is a 
central focus; that prevention, personal wellness and reduction of pain are strong areas of focus 
from birth to death; that domestic violence, child abuse and substance misuse are unacceptable in 
our families and community; that the elderly and disabled citizens have adequate health and 
wellness support to remain in their homes and remain integrated in their community; and that all 
residents have access to prompt and effective services in the event of an emergency. 

The Town of Reading seeks to elevate the vitality of its citizens by including a comprehensive 
element dedicated to health and wellness in its Town Plan. Although the Community Health and 
Wellness Element is not a state-mandated element, the Town believes that its inclusion in the 
Plan ensures that public health and wellness remains a top Town priority. 

Many other elements of this Town Plan also have an impact on health, including preservation of 
green space; clean water; sidewalks that encourage walking; and design of new development to 
promote human interaction, reducing the use of vehicles, and supporting local and healthy food. 

Town Health Officer 

By law, every town has a local board of health, consisting of the Town Health Officer and Select 
Board. Town Health Officers are given authority by the Vermont statutes [18 VSA §§601-624] 
to investigate and mitigate any potential or existing public health hazard in their town. The health 
officer investigates any public health hazards, and enforces the rules and permits issued by the 
Vermont Department of Health.   

Reading Town Health Officer is the primary enforcer of the Rental Housing Health Code 
(RHHC).  The purpose of the RHHC is to protect the health, safety and wellbeing of the 
occupants of Rental Housing.  A landlord or tenant may request an inspection, as well as any 
complaint that there is a potential public health hazard.  A full inspection using the Rental 
Housing Health Code form shall ensue and a report shall be filed with the Department of Health.  
Violations and corrections with a timeline shall be submitted to both the tenant and landlord.  
Landlords may not rent to another tenant until all violations are corrected.  For more information, 
see Vermont’s Rental Housing Health Code. 

The Town Health Officer may be contacted through the Town Hall.  See Appendix C for more 
information about the Health Officer and the Reading Board of Health. 

Age-Friendly Environment 

Age-friendly environments cultivate well-being and the participation of people of all ages. Well-
being can be promoted through sustainable aging in place, which involves helping older residents 
remain in their community while also addressing the long-term economic, social, and health 
needs of both current and future generations at every age.   

The Reading-West Windsor Aging in Place Committee has been meeting for several years to 
help establish a way for older adults to stay in their homes as they age.  The Committee’s 

https://www.healthvermont.gov/sites/default/files/documents/pdf/REG_Rental_Housing_Code.pdf
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mission emphasizes promoting awareness of local services, striving to connect volunteers with 
their aging neighbors, and strengthening intergenerational bonds within the community.  As of 
December 2020, the Committee published a Resources for Seniors Handbook, created a Google 
referral line (802-952-0097), and worked with the local elementary schools to foster 
relationships between seniors and children (e.g., pen pal program).  

Community Nurse 

Some towns in Vermont have a community nurse. The nurse position may be supported by 
private funds, public funds, or a mix. The role of a community nurse is typically to assist 
residents with tasks such as coordinating care across providers, connecting people to resources, 
assisting with following health care advice, assessing safety in the home, and providing support 
to family members. Community nurses do not provide direct hands-on medical care. Many 
community nurses focus largely on the elderly population to help them age in place safely and in 
comfort. 

A primary goal of the Reading-West Windsor Aging in Place Committee is to hire a part-time 
community nurse to serve both towns.  The nurse will be able to offer clinics (e.g., blood 
pressure checks, foot care), and will also develop long term caring relationships with seniors who 
need help in the areas of health, home safety, and general well-being. The nurse will also be 
aware of local resources and can work with doctors and families, as needed. The pandemic has 
served to highlight the crucial need for localized care and intimate knowledge of our aging 
population. 

Access to Health Care and Health-Related Facilities and Services 

Health care facilities are essential in the prevention, treatment, and management of illness, and in 
the preservation of mental and physical well-being through the services that they offer. Rural 
locations, such as Reading, are served by small facilities that can assist residents with general 
health care needs but are not suited for more complex acute care services that require specialized 
services and equipment. Major health care facilities available to Reading residents include those 
identified in Table 10.1.  There are many private practices in the greater Reading area that 
provide a broad range of health services to the populace.   

Table 10.1: Major Health Care Facilities 

Dartmouth-Hitchcock: https://www.dartmouth-hitchcock.org/   
• Dartmouth-Hitchcock Medical Center – Lebanon, NH.  Ph. (603) 650-5000 
• Alice Peck Day Memorial Hospital – Lebanon, NH.  Ph. (603) 448-3121 
• Mt. Ascutney Hospital & Health Care – Windsor, VT.  Ph. (802) 674-6711 
• Ottauquechee Health Center – Woodstock, VT.  Ph. (802) 457-3030 
• Visiting Nurse & Hospice for Vermont & New Hampshire – White River Junction, 

VT.  Ph. (888) 300-8853 
Springfield Medical Care Systems: https://springfieldmed.org/  

• Springfield Hospital – Springfield, VT.  Ph. (802) 885-2151 
• Springfield Health Center – Springfield, VT.  Ph. (802) 886-8900 
• Lane Eye Associates – Springfield, VT.  Ph. (802)886-3937 
• Ludlow Health Center – Ludlow, VT.  Ph. (802) 228-8867 

https://www.dartmouth-hitchcock.org/
https://springfieldmed.org/


   

  Draft September 17, 2021 

 

Reading Town Plan  page 93 
CHAPTER 10 HEALTH 

• Ludlow Dental Center – Ludlow, VT.  Ph. (802) 228-4446 
Valley Regional Healthcare: https://www.vrh.org/  

• Valley Regional Hospital – Claremont, NH. Ph. (603) 542-7771 
• Associates in Medicine – Claremont, NH.  Ph. (603) 543-6900 
• Valley Regional Rehab – Claremont, NH.  Ph. (603) 542-1878  
• Valley Family Physicians – Claremont, NH.  Ph. (603) 543-1251 
• Valley Primary Care/Family Medicine & Pediatrics – Claremont, NH.  Ph. (603) 542-

6700 
• Valley Regional Orthopedics & New England Peripheral Nerve Center – Claremont, 

NH.  Ph. (603) 542-9312 
 
White River Junction VA Medical Center: www.whiteriver.va.gov; ph. (802) 295-9363 

 
 

Healthy Food Access 

Food access is not simply a health issue but also a community development and equity issue. For 
this reason, access to healthy, affordable, and culturally appropriate food is a key component in a 
healthy, sustainable local food system. Stores, farm stands and farmers markets, community 
meals, and the food shelf in town are all opportunities to create access to healthy foods. 

Since 2000, the Reading-West Windsor Food Shelf has been supplying food and donated 
clothing, free of charge, to local families in need.  It is located in the Old Stone Schoolhouse in 
South Reading on the Tyson Road.  The Food Shelf strives to ensure that all members of the 
community have adequate amounts of nutritious food and that it is provided to them in a manner 
that preserves their dignity.  Additionally, the Food Shelf assists families in applying for 
3SquaresVT, the state food stamp program, as well as other local funds that emerge to help 
people in crisis.  Community gardens at the town-owned fire station are an opportunity to 
provide healthy foods. 

Healthy Environments 

A safe indoor and outdoor living environment is essential for the health of Reading’s residents.  
Many other components of this Plan address or have impact on our healthy environment.  More 
specifically, an assessment of distinct fundamental elements of a healthy environment is included 
in this section.   

The town can reduce the risk of injury, disease, and lessened quality of life for its citizens 
through the development and enforcement of environmental regulations, which protect town 
resources, such as water, land, and air.  Additionally, protecting residents from hazards and 
contaminants in our built environments will also contribute to a healthy living environment. 

The outdoor air quality in Reading and throughout rural Vermont is very good with the major 
source of pollution being smoke from inefficient wood burning stoves and furnaces. The Energy 
Chapter of the Town Plan addresses this issue and encourages residents to replace older wood 
burning stoves with more efficient and clean burning heaters. 

https://www.vrh.org/
http://www.whiteriver.va.gov/
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Reading has several key waterways which need protection and monitoring to ensure healthy 
ecosystems.  The quality of the town’s surface and ground water may be reduced by agricultural 
runoff, soil erosion from construction and land clearing, and silt runoff from roads. 

Climate change can stress natural resources which directly affect the health and well-being of 
residents.  Climate related health threats are on the increase in Vermont, including extreme and 
extended heat seasons, mosquito and tick-borne diseases, extended allergy seasons, invasive and 
poisonous plants and, unhealthy bacteria in waterways.  "Diseases spread by ticks continue to be 
a serious public health concern in Vermont. Tickborne diseases are being reported to the Health 
Department more frequently in the past decade, with Lyme disease being the most common. 
Other tickborne diseases, such as anaplasmosis and babesiosis, are on the rise as well. Tularemia 
is a rare disease that can also be transmitted by ticks." Vermont Department of Health, 
www.healthvermont.gov. 

Safe and energy efficient housing contributes to occupant health.  Reading aims to support its 
residents by providing resources as well as educational and awareness programs.  Since many of 
Vermont’s houses are older, the town needs to educate residents of the possible presence of lead 
paint and asbestos in those dwellings.  Older houses may also have structural hazards such as 
narrow, steep stairways and uneven floors that can cause falls and injuries.  Other in-home risks 
include indoor humidity, mold, pests, radon, air infiltration/energy inefficiencies, and other 
issues.  Reading residents have access to many resources to address health problems in their 
homes, such as through Southeastern Vermont Community Action (SEVCA), Efficiency 
Vermont and Vermont Housing and Conservation Board (VHCB). 

To preserve the rural character of Reading as defined by residents in the survey, a healthy living 
environment includes the need for relative peace and quiet at one’s home property.  Noise that is 
made on a frequent or recurring basis, made for excessive periods of time, or made at times of 
the day or night that might otherwise be expected to be quiet also infringe on personal, peaceful 
living.  A noise ordinance would help to address these excessive noise issues.   

Substance Misuse Prevention 

Building a positive town culture that promotes healthy behaviors also significantly reduces risky 
behaviors such as substance misuse. Town policies are an important mechanism for creating 
healthy culture because citizens, especially youth, get “messages” from what they see in their 
communities, thereby influencing their choices.  Mt. Ascutney Prevention Partnership is a 
resource to help build and maintain a healthy community and to help prevent substance misuse 
(802-674-7450, www.MAPPvt.org).  

Active Living & Active Transportation 

As the built environment has become increasingly car-centric, levels of physical activity have 
correspondingly declined. Reduced physical activity and unhealthy diets have resulted in 
population weight gains and contributes to chronic disease. To counter these trends, it is 
necessary to make communities more conducive to physical activity once again, particularly 
walking and cycling.  

The Reading community will greatly benefit from the opportunity to increase health, fitness, and 
mental wellness through a variety of physical activities.  In the Village Center, planning to add a 

http://www.healthvermont.gov/
http://www.mappvt.org/
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sidewalk system to encourage safe routes to school and walking to neighbors and businesses in 
the village would be welcomed.  The Reading Recreation Commission sponsors events of all 
types to encourage residents to get outside, meet neighbors, engage in games, multi-generational 
activities, and creativity.    Additional events such as live music concerts, artmaking, film or 
theatre productions and showings, swap meets, and craft fairs can contribute greatly to mental 
health, overall wellness, and a sense of true community. 

Recreation 

Reading benefits from being a rural town with access to trail systems, a village park (Puddledock 
Park), swimming holes, and a nearby outdoor recreation facility (Ascutney Outdoors) offering 
skiing, mountain biking, hiking, dog walking, and more.  A plan to revitalize or repurpose 
Bartley Field would provide for increased potential activities of all types including competitive 
sports.  Reading can and should work collaboratively with adjacent communities to share unique 
resources that add to overall health and wellness of community members.   

Childcare 

Good quality childcare helps prepare children for schooling or may even supplement a child’s 
school curriculum, and it provides them with opportunities for socialization. Many children also 
rely on childcare services for meals.  See the Education Chapter for a discussion of childcare and 
after-school programs. 

Social Inclusion & Sense of Community 

Social inclusion represents a vision for a “society for all” in which every individual has rights, 
responsibilities and an active role to play. Creating accessible spaces for people young, old and 
with varying degrees of abilities is imperative to helping create healthy communities. 

Faith, Wisdom, and Spirituality  

Reading is a place where a wide variety of traditions, values, and spiritual practices are honored. 
Residents are able to seek inner peace, meaning, purpose, connectedness, wisdom, and guidance 
for right action in our own ways. Faith- and values-based communities actively seek to 
understand and support one another. 

Goals and Action Steps (Goals are numbered, Action Steps are indicated by an arrow) 

1. Town officials, committees, business and other organizations or groups will actively promote health 
and wellness in Reading. 
 The Reading-West Windsor Aging in Place Committee shall establish 501(c)(3) nonprofit 

status. 
 With support of the participating Town Select Boards, the Reading-West Windsor Aging in 

Place Committee will seek funding to support a part-time community nurse position and 
subsequently hire a Community Nurse to serve the towns of Reading and West Windsor. 

 The Reading Recreation Commission with the support of the Select Board will work to 
revitalize or repurpose Bartley Field. 
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 The Select Board will adopt policies for parking at the Twenty Foot Hole which may or may 
not include an increase or decrease in space.  The policies will consider safety of vehicular 
and pedestrian traffic. 

 The Planning Commission and Select Board will collaborate to consider regulatory options 
which address substandard housing. 

 The Town and the Recreation Commission will coordinate with neighboring communities to 
expand recreational opportunities for the Reading community. 

 Town-appointed committees such as the Recreation Commission, the Library and other 
groups will coordinate with the Mount Ascutney Prevention Partnership to offer programs 
that mitigate substance misuse. 

 The Health Officer(s) will pro-actively educate landlords about public health rules for rental 
dwellings. 

 The Energy Board and Volunteer Fire Department will promote programs to improve the 
health, safety and energy efficiency for Reading homes and businesses with educational 
events and using resources available through Southeastern Vermont Community Action 
(SEVCA), Efficiency Vermont, and Vermont Housing and Conservation Board (VHCB). 

 The Reading-West Windsor Food Shelf will continue its work to provide healthy food and 
donated personal items to families in need. 

 The Recreation Commission and other groups will collaborate to plan and build a network of 
paths or trails for walking and non-motorized exercise activity in locations convenient to the 
Village Center, hamlets and throughout town.   

 The Recreation Commission will consult with landowners and create a map of nonmotorized 
paths and trails and other recreational places of interest. 

 The Select Board, in partnership with the Planning Commission, should consider adopting a 
noise ordinance and/or a special events ordinance. 
 

Policies 
1. Prioritize infrastructure investments that promote environmentally safe and healthy lifestyles. 
2. Promote healthy lifestyle choices for Reading’s residents, including but not limited to healthy food 

choices, prevention of substance misuse, access to physical exercise and recreation, and promotion 
of active transportation methods such as walking and biking. 

3. Increase access to healthy foods. 
4. Prioritize the development and maintenance of safe and high-quality affordable housing, consistent 

with the policies of the Housing Chapter. 
5. Minimize environmental and human health risks posed by hazardous sites. 
6. Improve air and water quality and reduce air and water pollution. 
7. Support climate change mitigation and adaptation efforts as well as flood resiliency planning. 
8. Create a balanced and equitable transportation system that provides for the safety and universal 

mobility of pedestrians, bicyclists, strollers and wheelchairs. 
9. Incorporate active transportation design features into new development projects. 
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10. Improve recreation sites and municipal facilities for accessibility and community gatherings. 
11. Provide opportunities for recreation and community involvement. 
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Southbound view along Vermont Route 106 
entering Town from the North. 

Northbound view along Vermont Route 106 just 
before approaching Vermont Route 44. 

 

Chapter 11 IMPLEMENTATION AND RELATIONSHIP TO LOCAL 
AND REGIONAL PLANS 

Each chapter of the Reading Town Plan lists action steps, policies and goals for implementing 
the plan.  In addition, other town and private organizations may use this plan to prepare Act 250 
permits, grant applications, and use this document to support or review any regulatory or non-
regulatory planning issues that may apply.  This chapter recommends and prioritizes projects for 
the Town that will help implement the Plan over the next eight years.  This chapter also 
considers the relationship of the Reading Town Plan to the plans of the Mount Ascutney  
Regional  Commission (MARC) and surrounding towns.  

How the Town Plan Relates to Development Trends 

Significant population growth is not anticipated for the next 20 years.  Therefore, many of the 
identified public infrastructure needs in this Town Plan are based upon maintaining the existing 
facilities, such as roadway maintenance and culvert replacements, as well as evaluating the 
feasibility of future water or wastewater infrastructure solutions.  In light of recent trends, this 
Plan seeks to encourage economic development in ways that reinforce Village Center 
revitalization, maintain rural character, and preserve/enhance quality of life. 

Relationship to Local and Regional Plans 

Reading is located in the northwest corner of the Mount 
Ascutney Regional Commission’s ten-town region, is 
served by the State of Vermont, District 2 Environmental 
Commission, in Springfield, and is located in Vermont 
Agency of Transportation (VTrans) Maintenance District 4, 
in Dummerston, which provides regular maintenance of 
Routes 44 and 106.  

In order for local land use planning to be effective, it must 
be done with the understanding and consideration of land 
use and development trends in areas outside town 
boundaries. 

Local goals can only be reached if they are identified and 
pursued within the context of a community’s place in the 
surrounding region.  Reading is surrounded by the towns of 
Plymouth, Woodstock, West Windsor, and Cavendish, and 
near Weathersfield, Windsor, Springfield, Ludlow, Mount 
Holly, Chester, Bridgewater and Baltimore. Cities, towns 
and services in the region that affect Reading’s economic 
growth, prosperity and its sustainability include some of the 
outlying communities of Claremont, Charlestown, 
Newport, Hanover and Lebanon, New Hampshire and the 
areas of Bellows Falls, White River Junction, Randolph, 
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Montpelier, Rutland and perhaps further to Burlington, 
Vermont.  

According to the 2019 Reading Community Survey, 49 of the 63 people who answered Question 
6 (77%); of those respondents that work, travel to jobs outside of town.  Responses also indicate 
that about 41% of these people travel less than 15 miles to work, while 32% travel 15 to 30 
miles, 17% travel 31 to 50 miles, and 10% travel 51 miles or more for work. 
 
The towns surrounding Reading are 
faced with varying degrees of 
development pressure. Some of this 
pressure is the result of local 
economies, area industries or the 
normal cycle of growth and changes 
of land ownership between 
generations.   

MARC evaluated town plans in the 
area, and determined they were 
compatible with Reading’s. More 
specifically, the following plans are 
discussed in more detail below: 

• 2018 Bridgewater Town Plan: 
The very small area along the 
Bridgewater and Reading town 
line is in the vicinity of 
Richmond Hill.  Bridgewater’s 
“rural low” future land use 
category (i.e. 1 unit/ 3-5 acres) 
is not incompatible with 
Reading’s “conservation” 
category (i.e. 1 unit/10-25 
acres) along this boundary 
line. 

• 2016 Woodstock Town Plan: Reading’s future land use plan calls for a combination of 
“forest” and “conservation” along the northerly boundary, which is consistent with 
Woodstock’s “conservation” and “residential five-acre” designations. 

• 2019 Plymouth Town Plan: The Plymouth and Reading town boundary is dominated by a 
large network of State-owned lands.  As a result, Plymouth’s “conservation” and “rural 
residential 10” future land use areas correspond closely with Reading’s “forest” and 
“conservation” areas.  The limited area along the Tyson Road, designated as “rural 
residential” in Reading and “rural residential 5” in Plymouth are very similar. 

• 2020 West Windsor Town Plan: West Windsor and Reading share the former mining area 
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located on either side of the town line just south of VT Route 44, and both town plans 
include small areas that allow for similar future uses.  The remainder of West Windsor’s 
boundary is a combination of “conservation” and “rural residential”, which are similar in 
effect to Reading’s “conservation” and “forest” categories. 

• 2020 Cavendish Town Plan: Along the Cavendish and Reading boundary, the 
“conservation,” “forest” and “rural residential” areas in each town plan generally 
correspond with each other.   

The Southern Windsor County Regional Plan, developed by the Mount Ascutney Regional 
Commission (MARC), provides guidelines for planning, coordination, and review of the natural, 
cultural, social and economic features of the southern Windsor County region.  MARC’s 
Regional Plan, Regional Transportation Plan and Active Transportation Plan provide a broader 
framework and context for local planning efforts.  The Town Plan should support and 
complement the land use and development goals of these regional planning documents.   

The most recent Future Land Use map from the MARC’s 2018 Regional Plan supports 
concentrated growth in the villages and hamlets, to be surrounded by a rural working landscape.    
In general, this is consistent with Reading’s Town Plan.  However, the Hammondsville area is 
within the Regional Plan’s “rural” category, which supports a variety of land uses but the 
articulated desire is for rural character to remain the dominant feature.  The Regional Plan 
recognizes that small-scale commercial uses occur in these areas to a limited degree, and such 
uses are encouraged in nodes or clusters, rather than in linear development patterns along major 
roadways (i.e., in order to avoid strip commercial development).  In Reading’s Town Plan, 
Hammondsville is in the “mixed use” category which allows for commercial development.  The 
Hammondsville mixed use area was reduced in size to better reflect existing densities.  This 
change also improves consistency with the proposed wildlife overlay district and the Regional 
Plan. 
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Reading Elementary School. Looking northbound along Vermont Route 106, 
Watroba’s General Store at the Tyson Road 
intersection. 

The Claude Bartley Memorial Field. Reading Greenhouse and the former Reading 
Hardware / True Value Store 

Implementation 

The purpose of the Town Plan is to present a vision for the future of the Town. This vision can 
be implemented in a number of ways. The goals and policies within the chapters of the Plan are 
reviewed during the Act 250 State development review process in order to determine if the 
development fits within the Town’s vision. In addition, the Plan includes Action Steps that can 
be taken in order to achieve the goals presented in the individual chapters.    

The Implementation Matrix on the following pages lists project recommendations that have been 
discussed in the chapters of the Town Plan, and identifies costs and priority of these projects as 
well as the parties who would be responsible for making recommended projects happen. 
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Chapter in Town 
Plan

Responsible Party Ongoing 0-2 Years 3-5 Years
5-10 

Years

A. Ch. 8 Land Use Planning Commission x high medium
grant (e.g. MPG), 

local planning 
budget

Re-establish a Conservation Commission to assist with the conservation or 
protection of important natural resources

Ch. 2 Natural 
Resources

Select Board, Planning 
Commission 

x medium low N/A

Coordinate with the Historical Society to maintain an inventory, educate 
landowners about and consider protections for important historical and 
archeological resources

Ch. 2 Natural 
Resources

Planning Commission, 
Historical Society, 

State Historic 
Preservation

x low low N/A

Work with the Listers to evaluate the tax implications for properties enrolled 
in the Current Use Program

Ch. 2 Natural 
Resources

Planning Commission, 
Listers

x high low N/A

Consider adopting a special events ordinance
Ch. 8 Land Use, Ch. 

10 Health
Select Board, Planning 

Commission 
x high medium

grant (e.g. MPG), 
town budget

Evaluate the Zoning Ordinance to ensure it adequately supports the 
redevelopment or renovation of existing structures, in order to create housing 
that is affordable and energy efficient for low to median income households, 
and minimize the number of vacant properties in the village center.  

Ch. 6 Housing Planning Commission x high medium
grant (e.g. MPG), 

local planning 
budget

Form an ad hoc committee to investigate ways to encourage affordable 
housing in Felchville, Hammondsville and South Reading

Ch. 5 Education, Ch. 6 
Housing

Planning Commission x high low N/A

Work with housing providers to determine feasibility of renovating vacant 
Felchville structures for affordable or mixed-income housing.

Ch. 6 Housing
Planning Commission, 

Energy Board
x medium medium

grant (e.g. VCDP), 
local planning 

budget

Research and evaluate funding opportunities for housing or related 
infrastructure projects

Ch. 6 Housing
Planning Commission, 

Select Board
x high low grant, ARPA

Maintain Village Center designation; apply for renewal in 2023
Ch. 9 Economic 
Development

Select Board, Planning 
Commission

x high low
N/A, MARC 
assistance

Apply for funding to evaluate water and sewer solutions for Felchville

Ch. 4 Utilities and 
Facilities, Ch. 9 

Economic 
Development

Energy Board, Planning 
Commission, Select 

Board
x high medium

grant/loan (e.g. DEC 
planning advance)

Maintain the highway system in a safe condition and according to Town 
Highway and Bridge Standards. 

Ch. 3 Transportation
Select Board, Highway 

Department
x medium varies

hwy. budget, grants 
(e.g. Structures, 
Class 2 Paving, 

Grants-in-Aid, Better 
Roads)

Continue to invest in town highway improvements per the Municipal Roads 
General Permit

Ch. 4 Utilities and 
Facilities

Highway Dept. x medium medium
hwy. budget, grants 
(e.g. Grants-in-Aid, 

Better Roads)

Promote other modes of travel (e.g. walking, bicycling, public transportation)
Ch. 3 Transportation, 

Ch. 9 Economic 
Development

Select Board, Planning 
Commission

x medium low N/A

Expected Timing Priority of Need 
(Low, Medium, 

High)

Generalized Cost 
Estimate

Method of Financing
Recommendation

B.4

B.3

B.2

B.1

Table 9.1 - Implementation Matrix for the Reading Town Plan

Evaluate and revise the Zoning Ordinance to further the future land use goals in 
the Reading Town Plan, as most recently adopted or amended.

A.1

A.3

A.2

A.4

B.

B.5

C.

C.1

C.2
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Consider town policies for public rights-of-way on Class 4 roads and legal 
trails for recreation as well as discouraging gates and bars on Class 4 roads 
and legal trails.

Ch. 3 Transportation Select Board x medium low N/A

Implement the Health Chapter by promoting programs to improve the health, 
safety and energy efficiency for Reading homes, as well as working to expand 

and improve recreational opportunities for the Reading community.
Ch. 10 Health

Energy Board, Health 
Officer, Planning 

Commission, Select 
Board, Recreation 

Commission

x high medium grants, town budget

Consider drafting and adopting a noise ordinance Ch. 10 Health
Planning Commission, 

Select Board
x medium low N/A

Educate and promote awareness of the Community Nurse and Aging in Place 
resources

Ch. 10 Health
Health Officer, Aging in 

Place Committee
x medium low N/A

Develop a capital improvements plan to guide priority investments in public 
buildings, equipment and roads consistent with Town Plan goals

Ch. 4 Utilities and 
Facilities

Planning Commission, 
Select Board

x low medium
grant (e.g. MPG), 

local planning 
budget

Encourage and work with Internet service providers to continue to expand 
high speed Internet to everyone in town

Ch. 4 Utilities and 
Facilities

Select Board, EC Fiber 
representatives, 

Reading residents, 
MARC

x high low

EC Fiber 
Subscriptions, 
Connectivity 

Initiative grants, 
ARPA

Regularly communicate with the Reading Representatives to the Windsor 
Central Supervisory Union and advocate for any programs or policies that 
enhance the learning opportunities for school-aged children in Reading.  

Ch. 5 Education Select Board x high low N/A

Encourage local individuals to consider themselves as candidates for child 
care and after school providers

Ch. 5 Education Select Board x medium low N/A

Assist and streamline the process for licensing and registration for home child 
care providers that meet State requirements as well as the Town Zoning 

Ordinance
Ch. 5 Education

School Board 
Representative

x high low
grant (e.g. MPG), 

local planning 
budget

Encourage agricultural production systems that will enhance soil organic 
matter management to a net positive level for carbon sequestration

Ch. 8 Land Use
Energy Board, Planning 

Commission, Select 
Board

x low low
federal or state 
natural resource 

programs

E.

C.3

D.

D.1

D.2

G.1

G.2

H.

G.

F.
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Appendix A  
GLOSSARY  

Accepted Agricultural Practices (AAP’s): Accepted Agricultural Practices (AAPs) are state-
wide restrictions designed to conserve and protect natural resources by reducing non-point 
source pollution through the implementation of improved farming techniques rather than 
investments in structures and equipment.  All agricultural operators in Vermont are required to 
conduct their farming activities in compliance with the AAPs, including all medium and large 
farms operating under permits. 

Note that Accepted Agricultural Practices and Best Management Practices are two different 
levels of practices to reduce agricultural nonpoint source pollution.  Best management practices 
are more restrictive than Accepted Agricultural Practices and will be site specific practices 
prescribed to correct a problem on a specific farm. 

Alternate Energy Source: Alternate energy source generally refers to an energy source that is 
not based upon fossil fuels (i.e., renewable energy sources, such as solar, wind, micro-hydro, 
geothermal). 

Aquifers: Aquifer means a water bearing stratum of permeable rock, sand, gravel or other 
alluvial soils. 

Canopy: A layer of foliage in a forest stand.  This most often refers to the uppermost layer of 
foliage, but it can be used to describe lower layers in a multistoried stand.  Leaves, branches and 
vegetation that are above ground and/or water that provide shade and cover for fish and wildlife. 

Catalytic Combustor: a device that is commonly used to promote the oxidation of combustibles 
on a catalytic surface accompanied by the release of heat but without flame.  In wood stoves, a 
catalytic combustor can result in lower firebox temperatures and less fuel consumption without a 
decrease in heat output, and a reduction of toxic emissions. 

Channel: An area that contains continuously or periodically flowing water that is confined by 
banks and a stream bed.  (See Stream) 

Class 1 Road: Class 1 roads are those town highways which form the extension of a state 
highway route and which carry a state highway route number.  VTrans shall determine which 
highways are to be class 1 highways.  There are no Class 1 roads in Reading. 

Class 2 Road: Class 2 roads are those town highways selected as the most important highways 
in each town. As far as practicable they shall be selected with the purposes of securing trunk 
lines of improved highways from town to town and to places which by their nature have more 
than normal amount of traffic. The selectmen, with the approval of VTrans, shall determine 
which highways are to be class 2 highways. 
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Class 3 Road: Class 3 roads are all traveled town highways other than class 1 or 2 highways. 
The selectmen, after conference with a representative of the agency shall determine which 
highways are class 3 town highways.   

The minimum standards for class 3 highways are a highway negotiable under normal conditions 
all seasons of the year by a standard manufactured pleasure car. This would include but not be 
limited to sufficient surface and base, adequate drainage, and sufficient width capable to provide 
winter maintenance, except that based on safety considerations for the traveling public and 
municipal employees, the Select Board shall, by rule adopted under 24 V.S.A. chapter 59, and 
after following the process for providing notice and hearing in section 709 of this title, have 
authority to determine whether a class 3 highway, or section of highway, should be plowed and 
made negotiable during the winter. However, a property owner aggrieved by a decision of the 
Select Board may appeal to the transportation board pursuant to subdivision 5(d)(9) of this title. 

A highway not meeting these standards may be reclassified as a provisional class 3 highway if 
within five years of the determination, it will meet all class 3 highway standards. 

Class 4 Road: Class 4 town highways are all town highways that are not class 1, 2, or 3 town 
highways or unidentified corridors.  The Select Board shall determine which highways are class 
4 town highways. 

Cluster Development: Clustering is a development design technique that concentrates buildings 
on a part of the site to allow the remaining land to be used for recreation, common open space, 
and/or the preservation of environmentally sensitive features (e.g., wildlife habitat, wetlands, 
prime agricultural soils, etc.).  Cluster development is sometimes referred to as planned unit 
development (PUD) or traditional neighborhood development (TND). 

Cluster Housing: See cluster development.  Cluster housing is sometimes referred to as planned 
residential development (PRD) or conservation subdivision. 

Density Bonus: Density bonus refers to the granting of additional dwelling units beyond the 
maximum allowed under the zoning district standards, in exchange for providing or preserving 
an amenity at the same or separate site. 

Efficiency Vermont: Efficiency Vermont is an energy efficiency utility that is administered by 
Vermont Energy Investment Corporation (VEIC), an independent nonprofit energy services 
organization under an appointment by the Vermont Public Service Board.  Efficiency Vermont 
helps all Vermonters to reduce energy costs, strengthen the local economy, and protect the 
environment by making homes and businesses energy efficient. 

Energy Audits: An energy audit is an assessment of where your house or business is losing 
energy and identifies cost-effective improvements to make your home more energy efficient. 

Flood Hazard Areas (FEMA Special Flood Hazard Areas): Special flood hazard areas are the 
lands within the floodplain as mapped by FEMA that are subject to a 1 percent or greater chance 
of flooding in any given year.  These areas are regulated by Section 5.5 of the Reading Zoning 
Bylaws.   
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Flood Resilience: Flood resilience refers to steps to reduce a community’s risk from future 
flooding damages, which may involve efforts to avoid new development in identified flood 
hazard and river corridor areas, protect and restore floodplains and upland forested areas that 
attenuate and moderate flooding and fluvial erosion, and/or to plan for flood emergency 
preparedness and response. 

Forest Fragmentation (See Fragmentation) 

Fragmentation: Fragmentation refers to the act of subdivision or land development that reduces 
the size, connectivity and functionality of a resource area (e.g., large blocks of forestland, critical 
wildlife habitat and travel corridors that connect them, prime agricultural soils that facilitate 
existing or future farming).   

According to a recent report by VNRC, subdivision and land conversion can negatively affect 
plant and animal species, wildlife habitat, water quality, recreational access, and the ability of 
forests to sequester and store carbon.  They can also affect the contiguous ownership, 
management, and viability of forest parcels to contribute to the region’s rural economy. 

Fragmentation of Wildlife Habitat (See Fragmentation) 

Hamlet: A hamlet is a small, traditional settlement characterized by a cluster of homes (i.e., 
South Reading).  Hamlets are smaller than villages and generally do not have commercial uses, 
but may have public or semi-public uses, such as a common or church.  

High Elevations: High elevation areas generally refer to land elevations at or above 1,800 feet, 
which are poorly suited for land development due to a variety of factors, including steep slopes, 
shallow or erodible soils, poor septic suitability and other factors. 

Home-Based Business: A business carried out by the property owner, who resides at the site, in 
a principal or accessory structure.  (See Section 4.8 in the Zoning Bylaws) 

Home Occupation: Any occupation customary in residential areas, carried on by a resident at 
his residence, provided that the use occupies a minor portion of the dwelling/accessory structure, 
does not materially change the character of the area and is clearly incidental to the principal use 
as a residence.  (See Section 4.7 in the Zoning Bylaws) 

Household: A household includes all the people who occupy a housing unit as their usual place 
of residence. 

Housing Affordability: Affordable housing refers to the ability of a homeowner or renter to be 
able to pay for a reasonable, safe place to live based upon their income.  A house is generally 
considered affordable when the cost does not exceed 30% of a household income.  Under 
Vermont planning law (24 V.S.A. §4303), affordable housing is that which is owned or rented 
for not more than 30 percent of the household's gross annual income, when based on a gross 
annual household income that does not exceed 80 percent of the county median income.  
(Affordable housing does not mean subsidized or Section 8 housing.) 
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Housing Units: A housing unit is a house, an apartment, a group of rooms, or a single room 
intended for occupancy as separate living quarters.  Separate living quarters are those in which 
the occupants live separately from any other individuals in the building and which have a direct 
access from the outside of the building or through a common hall. 

Instream Cover: (See Riparian Cover) 

International Energy Conservation Code (2009): Published by the International Code Council 
(ICC), the International Energy Conservation Code is designed to provide a modern, up-to-date 
energy conservation code addressing the design of energy-efficient building envelopes and 
installation of energy efficient mechanical, lighting and power systems through requirements 
emphasizing performance.  It establishes minimum regulations for energy efficient buildings 
using prescriptive and performance-related provisions. 

Large woody debris: Pieces of wood larger than 10 feet long and 6 inches in diameter, in a 
stream channel. 

LED: Light-Emitting Diode (LED) refers to a semiconductor diode that emits light when 
conducting current.  LED lighting is notable for being a significantly energy efficient source of 
lighting. 

Legal Trail: Legal trail (or “trail) means a public right-of-way which is not a highway and 
which: (A) previously was a designated town highway having the same width as the designated 
town highway, or a lesser width if so designated; or (B) a new public right-of-way laid out as a 
trail by the selectmen for the purpose of providing access to abutting properties or for 
recreational use.  Trails shall not be considered highways and the town shall not be responsible 
for any maintenance including culverts and bridges. 

Liquidation Logging: Liquidation logging is a forestry practice that removes all saleable timber 
while leaving undesirable species behind.   

Location Affordability Index: The Location Affordability Index (LAI) estimates the percentage 
of a family’s income dedicated to the combined cost of housing and transportation in a given 
location.  The LAI was a joint project by the U.S. Department of Housing and Urban 
Development and the U.S. Department of Transportation as part of the Partnership for 
Sustainable Communities.  This tool can help individuals, planners, and researchers get a more 
complete understanding of the costs of living in a given location by accounting for variations 
between households, neighborhoods, and regions, all of which impact affordability.   

Low-Income Household: According to HUD's Office of Community Planning and Development, a 
household whose income does not exceed 80 percent of the median income for the area, as 
determined by HUD, with adjustments for smaller or larger families.  (See the following website 
for more information 
http://www.hud.gov/offices/cpd/affordablehousing/programs/home/limits/income/)  

Median Family Income: This includes the median reported incomes of all family members 15 
years old and over related to the householder, summed and treated as a single amount. 

http://www.hud.gov/offices/cpd/affordablehousing/programs/home/limits/income/
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Median Household Income: This includes the median reported income of the householder and 
all other individuals 15 years old and over in the household, whether they are related to the 
householder or not. 

Median Price: The median price of primary residences sold is the middle selling price of all 
primary residences when sorted in ascending order for the given time period. 

Micro Hydro: Micro-hydro power is the small-scale harnessing of energy from falling water, 
generally producing between 5kW to 100 kW.  This run-of-the-river technology does not require 
impoundments, which limits environmental impacts.   

Moderate Income Household: According to HUD's Office of Community Planning and 
Development, households whose incomes are between 81 percent and 95 percent of the median 
income for the area, as determined by HUD, with adjustments for smaller or larger families. 
HUD may establish income ceilings higher or lower than 95 percent of the median for the area 
on the basis of HUD's findings that such variations are necessary because of prevailing levels of 
construction costs, fair market rents, or unusually high or low family incomes.  (See the 
following website for more information 
http://www.hud.gov/offices/cpd/affordablehousing/programs/home/limits/income/)  

Overlay District: A zoning district that encompasses one or more underlying zoning districts 
and that imposes additional requirements beyond those required for the underlying zone. 

Park-and-Ride: A parking lot designed for drivers to leave their cars to use public transit or for 
ridesharing with another driver(s) that begins, terminates or stops at the park-and-ride facility. 

Photovoltaic Panels: A device that creates electricity from the radiant energy collected from the 
sun.   

Primary Residence (or domicile): A residence that is a permanent home to an individual. 

Prime Agricultural Soils (Primary Agricultural Soils): Soil map units (from the Natural 
Resource Conservation Service County Soil Surveys) are Prime Farmland if they have the best 
combination of physical and chemical characteristics for producing food, feed fiber, forage, and 
oilseed crops and are also available for these uses. The present land use may be cropland, 
pasture, forestland, or other land uses, but not urban and built-up or water. Location, tract size, 
and accessibility to markets and support industries are not considered when making a Prime 
Farmland determination. (See Statewide Agricultural Soils) 

Private Road: Roads that are privately built, owned and maintained.   

Productive Forestland (i.e., productive forest soils): Forest soils which are not primary 
agricultural soils, but which have a reasonable potential for commercial forestry, and which have 
not been developed. In order to qualify as productive forest soils, the land containing such soils 
shall be of a size and location, relative to adjoining land uses, natural condition, and ownership 
patterns so that those soils will be capable of supporting or contributing to a commercial forestry 

http://www.hud.gov/offices/cpd/affordablehousing/programs/home/limits/income/
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operation. Land use on those soils may include commercial timber harvesting and specialized 
forest uses, such as maple sugar or Christmas tree production.  [10 V.S.A. § 6001] 

Ridgelines: The highest elevation of a mountain chain or line of hills as delineated by the 
Ridgeline Overlay District as shown on Reading’s official Zoning Map. 

Riparian Buffer: A band of vegetation located next to a body of water such as a stream or pond 
shoreline that helps to filter pollution out of runoff and functions to improve surface water 
quality. 

Riparian Area: An area of land and vegetation adjacent to a stream that has a direct effect on 
the stream. This includes woodlands, vegetation, and floodplains. 

Riparian Habitat: The aquatic and terrestrial habitat adjacent to streams, lakes, estuaries, or 
other waterways. 

Riparian Vegetation: The plants that grow rooted in the water table of a nearby wetland area 
such as a river, stream, reservoir, pond, spring, marsh, bog, meadow, etc. 

River Corridor Protection Areas (Fluvial Erosion Hazard Areas): The area within a delineated 
river corridor subject to fluvial erosion that may occur as a river establishes and maintains the 
dimension, pattern, and profile associated with its dynamic equilibrium condition and that would 
represent a hazard to life, property, and infrastructure placed within the area. 

Rural Character: Reading’s rural character is defined by the town’s working landscapes, 
especially farming and forestry; its commitment to protecting the natural environment; its 
historic buildings and settlement patterns; its commercial, recreational and social opportunities 
that engender a sense of community; and a lifestyle marked by relative privacy, access to nature, 
and a sense of independence and individualism. 

Sediment: The organic material that is transported and deposited by wind and water. 

Sedimentation: Deposition of sediment. 

Silt: Substrate particles smaller than sand and larger than clay. 

Siltation: The deposition or accumulation of fine soil particles. 

State Forest Road: State Forest road (or highway) means a road used for the long-term 
management of lands owned by or under the control of the Department of Forests, Parks and 
Recreation to meet the responsibilities and purposes set forth in 10 V.S.A. § 2601 et seq. and 
regulations promulgated under that statute. The term "State Forest highway" includes easements 
and rights-of-way. A "State Forest highway" is not a "highway" or a "town highway" as defined 
in this title, is not a public road, and the public has no common law or statutory right of access or 
use of such road. A "State Forest highway" may be open for temporary, seasonal uses by the 
public or may be closed temporarily or seasonally for any reason at the discretion of the Agency 
of Natural Resources or the Department of Forests, Parks and Recreation. 
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State Road: State roads (or state highways) are those highways maintained exclusively by the 
Agency of Transportation, such as VT Routes 44 and 106. 

Statewide Agricultural Soils (Soils of Statewide Significance): This is land, in addition to 
Prime Agricultural Soils, that is of Statewide importance for the production of food, feed, fiber, 
forage, and oilseed crops. In Vermont, criteria for defining and delineating Statewide Important 
Farmland was determined by the appropriate state agencies, working with the Natural Resources 
Conservation Service. 

Stealth Design: Construction or siting of Telecommunication Towers such that they blend into 
the surrounding landscape and do not detract from scenic views. 

Stormwater (runoff): Water from rain or snow that flows over the surface of the ground into 
water bodies (e.g., wetlands, streams, ponds). 

Stream: A general term for a body of flowing water; natural water course containing water at 
least part of the year. In Hydrology, the term is generally applied to the water flowing in a 
natural channel as distinct from a canal. More generally, as in the term Stream Gaging, it is 
applied to the water flowing in any channel, natural or artificial. 

Stream Channel: The bed where a natural stream of water runs or may run; the long narrow 
depression shaped by the concentrated flow of a stream and covered continuously or periodically 
by water. 

Sustainability: A sustainable community manages its human, natural, and financial resources to 
meet current needs while ensuring that adequate resources are equitably available for future 
generations. It seeks: 

• A better quality of life for the whole community without compromising the wellbeing of 
other communities; 

• Healthy ecosystems; 
• Effective governance supported by meaningful and broad-based citizen participation; 

and, 
• Economic security. [Institute for Sustainable Communities] 

MARC Regional Bicycle and Walking Plan: A planning document that inventories and 
identifies improvements to the infrastructure that supports walking and bicycling developed by 
the Mount Ascutney  Regional Commission. 

MARC Regional Plan: The Mount Ascutney  Regional Commission’s plan to guide future 
development in accordance with 24 V.S.A. §§4347 through 4348b. 

MARC Regional Transportation Plan: This document serves both as the transportation element 
in the Regional Plan as well as guides the Mount Ascutney  Regional Commission’s 
transportation planning initiative program in coordination with VTrans. 
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Town Plan Survey: The process by which the Planning Commission collected public input 
through a questionnaire in order to guide the Town Plan update process. 

Town Road: Town roads (or highways) are class 1, 2, 3, and 4 highways: (A) that the towns 
have authority to exclusively or cooperatively maintain; or (B) that are maintained by the towns 
except for scheduled surface maintenance performed by VTrans pursuant to section 306a of this 
title. 

Transportation Affordability: Affordable transportation refers to the ability of a homeowner or 
renter to be able to pay for their day-to-day transportation needs based on the location of their 
home and their annual household income.  Transportation costs are generally considered 
affordable when the cost does not exceed 15% of a household income. 

Vermont Commercial Building Energy Standard (CBES): CBES is Vermont’s Energy Code 
for commercial construction that was most recently revised as of October 3, 2011.  Revisions 
took effect January 3, 2012 and apply to construction commenced on and after the date they 
became effective.  CBES applies to all new commercial construction, including additions, 
alterations, renovations, and repairs. 

Vermont Residential Building Energy Standard (RBES): RBES is Vermont’s Energy Code 
for residential construction that was revised most recently on July 1, 2011. Revisions took effect 
October 1, 2011 and “shall apply to construction commenced on and after the date they become 
effective".  RBES applies to all new residential construction, including additions, alterations, 
renovations, and repairs.  Vermont law requires that the RBES be updated promptly upon the 
revision of the latest International Energy Conservation Code. 

Vernal Pool: A seasonal body of standing water that typically forms in the spring from melting 
snow and other runoff, dries out completely in the hotter months of summer, and often refills in 
the autumn. Vernal pools range from broad, heavily vegetated lowland bodies to smaller, isolated 
upland bodies with little permanent vegetation.  They are free of fish and provide important 
breeding habitat for many terrestrial or semiaquatic species such as frogs, salamanders, and 
turtles. 

Viewshed: An elevated or unobstructed location, position or area that permits an unhindered 
panoramic vista of particular interest or pleasure or unique view to or from a particular point. 

Village: A small, compact center of predominantly residential character with a core of mixed-use 
commercial, residential and community services (i.e., Felchville). 

Watershed (River Basin): The drainage area that collects and drains runoff to a receiving body 
of water (e.g., Mill Brook watershed, Black River watershed). 

Wetlands: means those areas of the state that are inundated by surface or ground water with a 
frequency sufficient to support significant vegetation or aquatic life that depend on saturated or 
seasonally saturated soil conditions for growth and reproduction. Such areas include but are not 
limited to marshes, swamps, sloughs, potholes, fens, river and lake overflows, mud flats, bogs, 
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and ponds, but excluding such areas as grow food or crops in connection with farming activities. 
See 10 V.S.A. § 902(5). 

Wildlife Corridor: An area of land used by wildlife to travel from one larger block of habitat to 
another. 

Wind Farms: An area of land with a cluster of wind turbines for driving electrical generators. 

Wind Generators (Wind Turbines): A wind turbine is a rotary engine in which the kinetic 
energy of wind is converted into mechanical energy by causing a bladed rotor to rotate.  If the 
mechanical energy is used directly by machinery, such as a pump or grinding stones, the 
machine is usually called a windmill.  If the mechanical energy is then converted to electricity, 
the machine is called a wind generator, wind turbine, wind power unit (WPU), wind energy 
converter (WEC), or aerogenerator. 
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Appendix B  

SUMMARY OF 2019 SURVEY RESULTS  
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2019 Reading Community Survey Results 
The Reading Planning Commission developed this survey to get input on community issues and to 
inform the update of the Reading Town Plan.  The survey was conducted September through November 
2019.  There was a total of 103 responses, which is about 15% of the total year-round population.  

A. This first section summarizes all survey responses, including a simplified summary of written 
comments received.  The second sections starting on lists all written comments. 

Note: Response percentages have been rounded and may not add up to 100% 

1. I am a… 

a. …full time Reading resident   90 87% 
b. …non-resident Reading property owner  13 13% 

2. My age is… 

a. …less than 30     3 3% 
b. …31-65      67 65% 
c. …over 65     33 32% 

3. How do you stay informed about town business (Selectboard, schools, Planning Commission, Rec. 
Commission, etc.).  Check all that apply. 

a. Reading Informer    87 85% 
b. Notices around town    39 38% 
c. The town’s website    16 16% 
d. Front Porch Forum    84 82% 
e. Discussions with friends and neighbors  75 74% 

4. Suggestions for a better way to communicate.  (Top three responses are listed below.) 

a. Listserve/email 
b. Social media (e.g. Facebook) 
c. Expanded Reading Informer (e.g. more frequent, send to non-residents, email distribution, 

include all groups in town) 
5. Employment: 

a. I work in town     21 21% 
b. I work outside of town    48 47% 
c. I am not employed at this time   3 3% 
d. I am retired     30 29% 

6. If you work outside of Reading, how far do you commute each way? 

a. Less than 15 miles    12 19% 
b. 15-30 miles     20 32% 
c. 31-50 miles     11 17% 
d. More than 51 miles    6 10% 
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e. I work in town     14 22% 
7. How important is it to you that the following natural, scenic and historic resources are protected or 
preserved?  (Please consider your answers in terms of allocation of town resources, forming town policy 
and developing long-term planning goals.) 

Resources Important Somewhat 
Important 

Unimportant Weighted 
Average 

Productive agricultural lands (73) 79% (18) 20% (1) 1% 1.22 
Scenic views (65) 71% (22) 24% (5) 5% 1.35 
Wetland habitat (72) 78% (15) 16% (5) 5% 1.27 
Critical fish habitat (68) 74% (20) 22% (4) 4% 1.30 
Critical wildlife habitat (75) 82% (15) 16% (2) 2% 1.21 
Historic structures and adjacent lands (61) 66% (30) 32% (2) 2% 1.37 
Undeveloped large open fields and 
pastures (60) 65% (27) 29% (6) 6% 1.42 

Undeveloped ridgelines (53) 56% (32) 34% (9) 10% 1.53 
Undeveloped large tracts of forest lands (56) 61% (29) 32% (7) 8% 1.47 
Historic trails and paths (66) 71% (23) 25% (4) 4% 1.33 
Archeological sites (57) 62% (26) 28% (9) 10% 1.48 
Affordable single family homes (76) 81% (13) 14% (5) 5% 1.24 
Developing the villages in a way that 
preserves the town character while 
promoting growth 

(70) 76% (18) 20% (4) 4% 1.28 

Access to trails for recreation – hiking, 
snow shoeing, cross-country skiing (66) 72% (22) 24% (4) 4% 1.33 

Access to trails for ATVs and 
snowmobiles (22) 24% (36) 39% (34) 37% 2.13 

Access to trails for horses (38) 42% (34) 37% (19) 21% 1.79 
Access to trails for mountain bikes (32) 35% (42) 46% (17) 19% 1.84 

 

8. Would you support additional taxes, regulations, design standards, etc. to achieve the objectives you 
identified in Question 7 as important to you? 

a. Yes      50 53% 
b. Yes for some things (please detail below) 20 21% 

Top five responses to 8b included the following key ideas: 
i. Don’t support more taxes however 

ii. Village revitalization, including businesses, housing and wastewater 
iii. Trails and recreation 
iv. Land preservation 
v. Prioritize regulations and policy over taxes 

c. No      24 26% 
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9. Respondents to the 2011 Town Plan Survey felt that one of the biggest issues facing Reading at that 
time was preserving the town’s rural character.  If you agree that this is still a priority for Reading, please 
list some qualities of the land and people that contribute to the town’s rural character.  (Top five 
responses are listed below.) 

a. A “working landscape” of farms and forests 
b. Scenic views, open fields and horse pastures  
c. Dirt roads and recreation trails 
d. Small town feel, intact village and historic buildings 
e. Strong sense of community 

10. Residents have expressed concerns that parking in front of the Town Hall and general store limits 
visibility of traffic on Route 106 that can be a hazard.  Do you agree? 

a. Yes      54 57% 
b. No      40 43% 

11. If your response to Question 10 above is yes, should the town prohibit some parking at the 
intersection of Tyson Road – Route 106 to improve visibility north and south? 

a. Yes      48 52% 
b. No      12 13% 
c. I answered No to Question 10   32 35% 

12. Should the town investigate the use of flashing MPH signs to control traffic speed through Felchville? 

a. Yes      43 46% 
b. No      50 54% 

13. Are you satisfied with cell phone coverage in town? 

a. Yes      31 34% 
b. No      60 65% 

14. Are you satisfied with internet access in town? 

a. Yes      44 48% 
b. No      47 51% 

15. Would you support one or more telecommunications towers in town if they could be screened or 
sited to minimize their visual and environmental impacts? 

a. Yes      84 89% 
b. No      10 11% 

16. Do you agree or disagree with the state’s energy goal as stated above? 

Strongly 
Disagree 

Disagree No Opinion Agree Strongly 
Agree 

Weighted 
Average 

(7) 8% (7) 8% (17) 18% (29) 32% (32) 35% 3.78 
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17. Would you support the state’s energy goal if it added some inconvenience and cost to your daily 
life? 

a. Yes      62 68% 
b. No      29 32% 

18. Would you use a car pool for work or errands if it were convenient to use? 

a. Yes      55 60% 
b. No      36 40% 

19. Would you purchase an electric vehicle it its cost and performance (AWD, 4WD, miles per charge) 
were in line with gasoline autos? 

a. Yes      77 85% 
b. No      14 15% 

20. If you currently use fuel oil or propane for heat, would you consider adding an efficient wood fired 
heater or low temperature heat pump to reduce your use of fossil fuel? 

a. Yes      79 90% 
b. No      9 10% 

21. If feasible, would you support placing photovoltaic panels on town owned buildings, such as the 
Town Garage, Town Hall and Emergency Services Building? 

a. Yes      89 97% 
b. No      3 3% 

22. Would you support Reading investigating community solar arrays to benefit the municipality or 
residents that choose to buy-in or participate? 

a. Yes      81 88% 
b. No      11 12% 

23. Would you support a commercial scale solar project (larger than 3 acres) in Reading if it could be 
screened or sited to minimize its visual and environmental impacts? 

a. Yes      71 77% 
b. No      21 23% 

24. Do you feel moving to renewable energy sources to combat climate change is important enough to 
minimize aesthetic concerns when siting large and small facilities? 

a. Yes      60 66% 
b. No      31 34% 

25. Can you suggest possible locations in Reading for a commercial solar project?  (Top five responses 
are listed below.) 

a. Rooftops 
b. Behind the Fire Station 
c. Behind the school 



   

  Draft September 17, 2021 

 

Reading Town Plan  page 121 

APPENDIX B SUMMARY OF SURVEY RESULTS 

 

d. Old talc mine 
e. Behind the Town Garage 

26. What kinds of fuel(s) do you use? 

Type Heat Hot Water Cooking Electricity 
Green Mountain 
Power 10 (12%) 37 (43%) 25 (29%) 83 (97%) 

Oil or diesel 49 (100%) 20 (41%) 1 (2%) 1 (2%) 
Propane 32 (45%) 20 (28%) 52 (73%) 6 (8%) 
Wood or wood 
pellets 57 (98%) 4 (7%) 4 (7%) 1 (2%) 

Solar 6 (33%) 5 (28%) 3 (17%) 15 (83%) 
Wind 0 0 0 0 
Generator 4 (18%) 3 (14%) 4 (18%) 21 (95%) 
Low-temperature 
heat pumps 5 (100%) 0 0 0 

 

27. Since the last Town Plan survey in 2011, have you added any of the following to your home or 
business to increase energy efficiency?  Check all that apply. 

a. Energy efficient windows   29 36% 
b. Energy efficient doors or storm doors  21 26% 
c. More insulation in walls, floors, roof or attic 30 38% 
d. Air sealing     11 14% 
e. More efficient heating equipment  14 18% 
f. A more efficient or heat pump hot water heater 18 23% 
g. Other energy efficient appliances  25 31% 
h. LED light bulbs     72 90% 
i. Solar panels to preheat water   6 8% 
j. Photovoltaic panels for electricity  12 15% 
k. Wood burning appliance   14 18% 

28. Do you feel the current housing stock in Reading serves all income levels? 

a. Yes      38 43% 
b. No      50 57% 

29. If you answered No, please explain.  (Top five responses are listed below.) 

a. Need more housing that young families, singles and seniors can afford 
b. Need more low-income housing  
c. There is a need for smaller homes/starter homes 
d. There are not enough rentals 
e. Need more middle-income housing 
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30. Can you suggest measures to address your concerns?  (Top five responses are listed below.) 

a. Establish a fund or other way to subsidize affordable housing development, including the 
development of other types of homes (e.g. tiny homes, renting rooms, accessory dwellings, 
duplexes, cluster development, and multi-family residences). 

b. Build new housing in Felchville, including comments about wastewater, focus on vacant village 
lots, and the need for the school as a draw. 

c. Discourage the demolition of existing houses. 
d. A school is central to a strong community and encouraging young families to move into town. 

31. What new businesses or services would you support in Reading?    (Top ten responses are listed 
below.) 

a. Café or restaurant 
b. Hardware store 
c. Pub 
d. Small retail/business 
e. Any business 
f. Arts/crafts, studio, gallery 
g. Local foods/products, farmers market 
h. Offices/co-working space 
i. Personal services (e.g. barber) 
j. Automotive repair 

32. Is there adequate parking in Felchville for businesses, events and carpooling? 

a. Yes      68 79% 
b. No      17 20% 

33. Would you support through your property tax any of the following improvements in Felchville? 

Improvement Yes No 
Sidewalks 39 49% 40 51% 
Landscaping along Route 106 20 27% 55 73% 
Marked crosswalks 46 57% 35 43% 
Multiple-dwelling septic systems 42 52% 39 48% 
Town supported septic systems for 
commercial activities (i.e. restaurant, 
retail store) 

53 65% 29 35% 

Public water supply 45 55% 37 45% 
 

34. Are childcare options adequate in Reading? 

a. Yes      3 3% 
b. No      26 30% 
c. Does not apply to me    59 67% 
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35. Has the PreK at Reading Elementary School (RES) helped you with childcare? 

a. Yes      11 12% 
b. No      4 4% 
c. Does not apply to me    70 79% 
d. Comments: 

36. Reading voted to join the Windsor Central Modified Unified Union School District (MUUD) in the 
spring of 2017 and approved by the Reading School Board at a Special Meeting on August 3, 2017.  If you 
have children in RES (PreK – 6th grade), do you feel this change has improved the education of your 
child(ren)? 

a. Yes      4 4% 
b. No      20 22% 
c. Does not apply to me    65 72% 

37. If you don’t have children in RES, do you feel this change will improve the education of Reading’s 
children? 

a. Yes      18 20% 
b. No      34 39% 
c. Does not apply to me    35 40% 

38. The MUUD plans to move Reading’s fourth, fifth and sixth grades to Woodstock starting in the 2020 
academic year.  If you have children in RES (PreK – 6th grade), do you feel this change will improve the 
education of your child(ren)? 

a. Yes      5 6% 
b. No      19 22% 
c. Does not apply to me    59 68% 

39. If you don’t have children in RES, do you feel this change will improve the education of Reading’s 
children? 

a. Yes      23 26% 
b. No      30 34% 
c. Does not apply to me    33 38% 

40. What are the biggest issues facing Reading over the next 8 years?  (Top five responses are listed 
below.) 

a. Aging population, lack of growth, need for more young families 
b. Fear of losing the school and the resulting impacts on the community 
c. Need to invest in infrastructure, including water/sewer in Felchville as well as broadband and 

cell phone service town wide. 
d. Lack of jobs, distance to opportunities, low wages 
e. High cost of living, property taxes 
f. Affordable housing  
g. Loss of rural character, fragmentation 
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B. Written comments were simplified and summarized in the previous section.  All written responses 
received are listed below as submitted. 

4. Suggestions for a better way to communicate: 

• A Face book page is also good for a lot of folks 
• A town list serve could be helpful. 
• All groups in town should post minutes, news, etc. in the Informer 
• An active blog on the town website linked to email list 
• Announcements in Vermont standard 
• Consider social media, including existing Reading VT Facebook page 
• Don't know 
• eblast sent out by town 
• Email 
• Email blast 
• email list 
• email notices sent out weekly (probably by the Town Clerk) listing news from any of the above 

groups with links back to the official record on the town's website.  
• Email reading informer  
• Emails from town specifically rather than through FPF 
• Facebook 
• Facebook page; improved website 
• Good now 
• If you have everyone’s address and they get the informers I’m not sure how to make them all 

read it.  
• I'm not sure there is a better way than the Informer, FPF and the Web Site. That said, 

committees should realize that not everyone has the internet and or views the web site or 
Facebook to get information. I know a lot of people in all age groups that 'will not' use Facebook 
for all the obvious reasons. Facebook is nothing more than a gossip center to many.  
Additionally, Reading does not have a newspaper delivery than covers this area very well. 

• It would be great if the Informer could be emailed to non-residents - I no longer receive it in the 
mail.  

• mailings within other town mail 
• More frequent town paper 
• More overlap of school info and FPF 
• N/A 
• n/a 
• n/a 
• none 
• None 
• None 
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• None 
• None 
• none 
• none 
• None at this time. 
• Not really-one just has to take the time to read the informer! 
• Not sure! 
• Open-Ended Response 
• Perhaps a Facebook page? 
• pretty well covered. 
• Reading informer is excellent method - no change requested 
• Reading Informer is great 
• Reading specific email listserv  
• Regular email updates. And surveys such as this.  
• See response to prior question. 
• social media 
• Talk to one another! 
• Town does a great job. 
• Town website would be good if it was more up to date 
• Vast improvements to the Informer and twice monthly distribution. 

8b. Would you support additional taxes, regulations, design standards, etc. to achieve the objectives you 
identified in Question 7 as important to you?  Yes for some things. (Please detail below.) 

• Additional tax for the town to maintain and make available trails for recreational use. 
• Anything except more taxes 
• Continuing to support Reading recognition and ability to thrive (Bringing light-moderate tourist 

traffic, keeping local lands open for light recreational use, bringing back the Reading Elementary 
School to full capacity, opening other local businesses) 

• Downtown projects 
• everything but financial support for atv’s  
• I am generally in favor of public dollars supporting the types of projects outlined. It's not 

possible to say generically what I'd support without seeing specific proposals. I fear we often try 
to do things on the cheap, and I'd be much less likely to support something proposed that way 
than something adequately funded. Maybe this will come up later, but one thing not on the list 
that absolutely HAS to improve is access to high-speed internet. 

• I don’t think that anyone has the right to hurt another with smells or noise. That is why I hate 
snowmobile and motorcycle noise/smell. It hurts my ears and disturbs hibernators. It is not 
someone’s right to disturb others. Why don’t we become a destination for cross country skiers? 
Turn the old hardware store into a winter ski school/shop /après ski restaurant and get people 
to come to Reading to enjoy the outdoors, not pollute it! 
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• I don't think you need to spend money to achieve preservation goals.  Just use the resources 
and governing bodies we already have to stop historic places and trails from being destroyed by 
development, logging and other uses that offer to leave things "better than they found it" but 
really destroy historic integrity and recreational value.   

• I realize to support and have success it requires funding so I would support raising monies from 
the town to do so for all I checked above 

• I would support a broad tax increase to support pieces of all of the above, if it were part of a 
clear strategic plan that sought community-member support.  

• I would support preserving the agricultural and forested areas of the town.  I would NOT 
support ATV, motorcycle, snowmobile, rugged terrain vehicles (like Villers’s group).  I would 
support careful single family home expansion in Felchville, Hammondsville, S. Reading.  I would 
NOT support mechanized, motorized, industrialism development in the town, 

• Improve the town's ability to have a water and waste system to enable economic growth and 
support of any wildlife or nature-oriented projects/initiatives. 

• items 1-5 and 9 
• Keeping trails open 
• Less regulation not more. 
• Maintain historically important locations, natural areas, trail maintenance, and housing  
• Most important, I think, is the development of the village. It is the most visible part of the town 

and making it more enjoyable, sustainable, and livable will help the town as a whole.  
• No additional taxes; these things should be funded by the individual owner or the organization 

that owns them.  
• Not all require money - just restrictive planning 
• Not for bikes and ATV's 
• Of course, I would like to keep tax increases to a minimum 
• Our taxes our quite high. With no use of school and no trash pickup or municipal water or 

sewer. Additional taxes are not warranted.  
• Please explain what you'd support 
• Question is somewhat too broad.  Smart preservation is always a balancing act.  We like the way 

things are now, but it’s not responsible to say no more new development.  Where’s the line?   In 
response to this in the above question about how more information can be 
disseminated/gathered, what about having an email list that people can sign up for that you can 
use to ask specific questions about new expenditures or regulations on an ongoing basis. Purely 
for voter input. 

• regulations and taxes to fund design standards 
• Regulations only 
• Support much lower housing densities on lands supporting productive agriculture, critical 

habitats, open fields and pastures, ridgelines and large forestland tracts that are all essential to 
preserving the rural, scenic character of Reading, traditional recreational uses and a working 
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landscape. I recognize this may affect growth of the grand list but would support reasonable 
increase in taxes to achieve protection of these resources. 

• Taxes (school) are way too high already.  
• Taxes are too high already 
• The village of Felchville has numerous houses that are unsellable (or at least, buyers cannot 

obtain traditional financing for them) due to various issues, such as shared wells and antiquated 
septic systems.  If we want to encourage growth and vibrancy in village, we need to look at and 
study these issues.  If taxes need to be levied to pay for water/sewer feasibility studies I would 
support that.   

• This is not an easy answer. Each objective must be considered separately and there are many 
variables that affect taxation. This is not black and white! 

• Wetland habitat, Critical fish habitat, Critical wildlife habitat, Access to trails for recreation,    
• Within reason  
• Would like to support open lands, AG land, forests and scenic. Want to maintain character of 

town WITHOUT supporting growth. The question was loaded. I support the character of the 
town but don’t see that being linked to growth. How growth?  Where?  What?  Hard to have 
both growth and character at same time.  

• Yes for recreational and village planning/development. 
9. Respondents to the 2011 Town Plan Survey felt that one of the biggest issues facing Reading at that 
time was preserving the town’s rural character.  If you agree that this is still a priority for Reading, please 
list some qualities of the land and people that contribute to the town’s rural character.   

• Beautiful views, swimming holes, horses on the roads 
• Dirt roads.  AG land being farmed actively. Forests being actively forested Good people who love 

their rural town and home.  
• farms and fields provide a link to the town's and the state's past. Their output is important today 

and in the future.  
• farms! (and farmers), and un-harvested forests, unposted land 
• Felchville downtown. Hall Art foundation. Businesses in town, South Reading - church and old 

school house/food pantry. Reading has diverse range of incomes and accommodation in an 
outstanding beautiful environment. 

• Fields, open spaces, stone walls 
• Forest and agricultural properties allow people to work locally. A local economy keeps the town 

alive. 
• Friendly people, knowing your neighbor, trails, woods 
• Gorgeous scenery, open farm land, horse-friendly 
• Great trail network for all uses.  Don't allow logging and other uses to make "improvements" 

that destroy rural and historic character.  
• Having an open common, welcoming gathering space for residents to visit or have a lunch, town 

activity like the Greenspace. Our local greenhouse and gardens, library and a wonderful school 
in town all contribute to that “feel”.  
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• Helpful and friendly yet guarded residents for “outsiders”. a town where almost everyone 
knows everyone. Not densely populated, but room for growth 

• Historical society  
• I like that land is kept in agricultural use and support the continuation of the current use 

program to incentivize active agricultural and farming use.  
• I somewhat disagree.  I think it is important to keep Reading "rural," but the reality is we have 

an aging population, and many second home owners.  How are we going to attract families to 
live here?  What is the town's vision for the future?   

• I still feel this is a priority 
• It is not that important 
• It was preserving our local school 
• Land that is still farmed. Forests that are productive forests providing jobs for many. The small-

town character with people who care is worth preserving. 
• Local community events are so important and have been great for the community, please 

continue these. 
• Many of them were listed in Item #7, but I think you can still have rural character while also 

developing higher-density housing.  
• non resort town where families live 
• Open and wooded land is important to the character of our town. Having people that can afford 

to continue with these types of lands is important to our rural character.  Some people would 
like to turn us into a "low-income housing" Town that unfortunately brings with it a lot of issues 
that don't contribute to a rural character and that add to higher taxes for some people.  

• Open space, lack of planned unit development, small scale businesses. 
• open space, neighborliness, historic character of homes and buildings 
• Open-Ended Response 
• people--strong work ethic, appreciation of history, self-sufficient, resourceful; land--well-

maintained dirt roads, open farmland/pastures, natural beauty, space between neighbors 
• Promoting a working landscape and the people that work these lands (farmers, foresters, 

loggers, etc.)  
• Riparian buffers, river. Various ponds and wetlands in south reading and hammondsville. Lots of 

undeveloped fields 
• Rural character requires a real local school. Killing the school makes Reading a Retirement 

Community. 
• School, Greenhouse, Rec committee, Old Home Day 
• School, post office, store, greenhouse, library 
• See comments under Q. 8. 
• Sense of community with regular events such as puddledock park, concerts at town hall, 

community school dinners 
• Small Farms and open land 
• small town feel, supporting small businesses in town, small school, trails, town festivities 
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• strength, connection with soil, trails 
• The town's willingness to come together.  The mom-and-pop style of businesses in town.  Lots of 

dirt roads.  Lots of views and farms. 
• This is one of the reasons we moved here but we also need to preserve a sense of town and 

community as well. The lands and open meadows and farming are beautiful, and woods are 
peaceful. I do worry about large areas of land subdividing or passing hands into out of state 
people who close them off to the local users.  

• Trails and roads for hiking, walking, biking and horses. Open fields and areas that are not 
developed with many houses close together 

• trails are accessible, people are neighborly 
• Village is intact and lands leading up to it are farmed or wooded 
• With my little time owning a home in Reading I feel that there is a tight community and was one 

of the reasons my wife and I bought a home here 
• Working farms, a general store in the village (as opposed to generic stores) and historic buildings 
• working farms; managed forests; personal independence; supportive neighborhoods  
• Zoning of any structures or businesses should be closely reviewed to ascertain that they fall in 

line with the rural character of a town.  As an example a Dollar store would not enhance this 
quality, whereas as a small restaurant, cafe' or boutique would. 

25. Can you suggest possible locations in Reading for a commercial solar project?   

• Andy Hall’s land 
• Any of Halls properties 
• Anywhere is possible, Tyson Rd or Rte. 106  
• Behind fire station, elementary school property, behind Lexington farm 
• Behind reading elementary school fields. 
• Behind school 
• Behind the Fire Station in the field where it doesn't show from the road. Probably there are 

private lands that could be used.  I would absolutely hate to see these put in a field along the 
road such as the Locke Farm.  

• commercial solar does not work.  support funds towards all houses having solar panels.  explore 
some of Germany’s models 

• For starters: town hall, RES roof and unused grounds, emergency services roof and grounds. 
• Here is the issue. We want renewable energy but don’t want it to mar our back yards or 

ridgelines, beautiful fields.... I am not sure where to have it other than the beautiful open fields 
behind the Firehouse or in Town at the fields....lousy choices. 

• I don't know of any 
• I like solar but am definitely worried about the aesthetics  
• In the field past the school before Indian Stones  
• More NOT where to put it. Please locate on roads less travelled and screened from the road! 
• must be somewhere up in these hills! 
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• New hall farm.  The top of Tyson Road. 
• Newhall Farm 
• Newhall property  
• no 
• no 
• no 
• No 
• No 
• No 
• No - not familiar enough with all options 
• No but I could opine among suggestions once presented.  
• No idea 
• No.  I think houses and buildings should have panels, not fields  
• NONE 
• Not sure.  Maybe some at the school property/fire department property? 
• old talc mine area? around the emergency services building? behind the town garage? 
• Only on roofs. I do not want to see a "solar farm" anywhere in Reading.  
• Only some of the property is in Reading but the old tailings ponds of the talc mill would be good 

to explore capping and installing an array.  
• Open talc fields begins the talc mill! Work with West Windsor, this spot is agriculturally 

infeasible and not very visible in terms of obstructing landscape views 
• Open-Ended Response 
• Reading flats 
• the old talc mine 
• The planning commission should be able to better figure this out 
• The road to Brownsville where the old talc place is and the horse hospital  
• There are none! You talk about all the benefits of a rural town, open space, preserving 

agricultural lands, wildlife habitat etc. etc. then you want to install ugly solar arrays? You cannot 
have both. There should not be a single solar installation in view of the public unless it is on 
someone’s roof. 

• Town garage area 
• Town garage.  Well shielded and gets plenty of sun. No one would even see it. Next would be 

the land around the EMS building again well shielded from view.  town Hall never 
• Town hall, school building, store and greenhouse rooftops. Lot next to the fire station  
• up above the talc plant 
• Windsor mineral properties   Hagen hill  Town  
• You can use one of our fields on Grasshopper Lane if that would be convenient. My point in 

saying this is that I think almost anywhere in Town should be considered, even private land if 
residents agree and leasing terms could be negotiated. 
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29. If you answered No [to “Do you feel the current housing stock in Reading serves all income levels?”], 
please explain.   

• Acute lack of affordable housing for families with children. There has been a "cleansing" of 
housing in town for the last 20 + years. 

• An assortment of low-income housing for young families would benefit our local community as 
well as surrounding communities. 

• As I previously indicated, much of what would be affordable housing in Reading is not 
financeable.  That really limits young families' ability to purchase absent paying cash. 

• don't know enough about it 
• Houses are expensive  
• Housing can be very expensive. While some housing may be available, I'm not sure it is up to the 

standards we aspire to for our friends and neighbors.  
• I am not aware of low-income housing opportunities in Reading 
• I answered yes 
• I believe there is a shortage of affordable rentals statewide  
• I don’t feel that I know enough to answer the question. 
• I don’t know the current housing stock.  
• I don't really know, but I certainly hear people expressing concerns that there aren't enough 

affordable small single-family homes to buy or rent 
• I feel there is limited housing for lower income folks, not enough diversity  
• I have no idea how to answer this question  
• I think we need affordable housing for singles as well as families and the elderly.  
• It does not have low-income housing - which isn't a bad thing.  
• Land in Reading and Vermont is expensive. Property taxes and construction costs are high. So 

there is no way around expensive houses ... although appraisals seem to be dropping in some 
areas. 

• Little affordable housing 
• Low- and middle-income housing is inadequate. 
• Lower incomes struggle 
• N/A 
• Needs more affordable housing 
• New zoning restrictions decreased the ability to subdivide into more affordable parcels for a 

young couple looking for 10 acres to build an energy efficient home 
• no affordable housing 
• No real middle 
• No reasonable middle class  
• not a lot for first time home buyers, or affordable rentals 
• Not enough residences for young families of low to medium income 
• Open-Ended Response 
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• Some people don’t even make $10 an hour if rent is 1000 $1500 per month not including heat or 
electricity that’s an impossible ask for a large amount of people. You need to have decent and 
affordable housing 

• The housing stock for low-income people is filled with problems - water, septic, condition of 
homes.  True all over Vermont 

• There are few houses under $150k for sale in town 
• There are very few places that are outside of town and adorable for a family that earns their 

money in Vermont 
• There do not appear to be sufficient low-income housing options. 
• There is a lack of affordable good housing. Most village homes have septic and water quality 

issues. 
• There is no serving of families when young children must be bused to Woodstock. 
• There is very little single family affordable housing (houses, apartments, etc.) 
• There needs to be more availability for starter homes for not so wealthy people.  
• There needs to be more quality chooses for lower middle-income families.  
• There seems to fewer more affordable housing options for younger families.  
• This is a “rich” town according to the state. This means property taxes are higher that the 

average.  Next year my monthly allotment for taxes will exceed my monthly food bill or my 
vehicle payment.  I feel this is a major burden on lower income people.   We have an 
overabundance of people who take advantage of the Land Use Program for tax benefit but fail 
to follow the rules and regulations needed to stay in the program. Unfortunately the state fails 
to monitor this.  We also seem to have lost at least 20 lower income properties when the new 
land owner demolished the housing and returned the lots to nature.  If we allow people to buy 
available houses and remove them from occupancy without some type of replacement housing 
to equalize the hosing loss somehow.  

• Unpretentious homes are expensive. 
• Young cannot afford to buy, very little rentals. 

30. Can you suggest measures to address your concerns?   

• Allowing a builder to buy town land at a low price with stipulation that affordable homes be 
built. 

• Build some affordable houses along 106, use some of what is now wildlife area, we have plenty 
of that, don't sell them to part time residents 

• Building affordable housing. Reversing the trend of losing housing to an incredibly rich person 
who has no idea what he has done. 

• Don't think town planning can solve my concerns!!! 
• Duplexes, encouraging development of unoccupied village lots 
• Either pull water or sewer off of down town- it's a bit late to address my concerns which were 

based on losing the educational services we had- which we are losing- and the costs will not go 
down. 

• Grant programs 
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• Higher density development. It increases the Town's tax base while allowing for smaller units 
that are more affordable for young and lower-income residents.  

• I have no concerns 
• I have no idea where to start. 
• I’d suggest a way that a rule be in acted by the town that if you buy a building and lot that is not 

adjacent to an existing lot you own, or there isn’t a compelling reason to remove the house that 
they either pay into a fund that allows the town to invest in affordable housing.  

• If Reading wants to promote growth and vibrancy in the village centers, it needs to examine this 
issue.  Frankly, losing our village school is a huge blow to property values in our town, and we 
are on the path to inevitable closure. (We are only pre-K to grade 3 school now, and with intra-
district choice many families are opting to keep siblings together at Woodstock Elementary.  
Consequently, enrollment is lower than before, which targets RES for closure based on the 
board's current draft of the school closure policy.)  The town needs to look at the economic and 
demographic impact that losing our school is going to have on the town going forward.   

• I'm not particularly concerned about this  
• Keep our school open for originally intended grades. 
• Level the restrictions and funding for education as it is stifling growth  
• Lower taxes 
• No 
• No 
• No. The problem is difficult. 
• Nope 
• Not really 
• Not sure. Seems like there some good options such as “tiny houses”, incentives to rent a room 

or apartment in one’s home might be some ideas. 
• Open-Ended Response 
• Promote one or two small planned unit developments (5 - 10 housing units on small lots with 

common use green and accessed by common road and cul-de-sac) on lands with minimal 
impacts to natural and scenic resources. 

• Require empty residence be sold. 
• Some multi-family homes, some clustered development, though I don't know where there 

would be appropriate or possible. 
• Some needs-based subsidy of housing costs 
• Stop letting Mr. Hall tear down homes 
• Stop Newhall Farms from tearing down affordable housing and taking advantage of existing use 

tax breaks. Criminal. 
• The current 25-acre subdivision restriction is probably not conducive to affordable smaller 

properties?  
• Tiny house lot? A subsidized program to occupy houses in town that are sitting vacant? (with 

reasonable criteria to qualify and maintain)? Open to more ideas! 
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• Unsure 
• Water/sewer needs addressed in Felchville 
• Work with Twin Pines Housing to develop some affordable housing options in Reading. 

31. What new businesses or services would you support in Reading?     

• A cafe and breakfast place  
• A cafe, a smaller bookstore type place, touristy shop 
• a coffee shop in town (a great place for community), an expansion of the Greenhouse (whether 

organic or in combination with another company), the return of the hardware store, a local art 
gallery/craft store 

• a hardware store 
• a restaurant, an auto repair shop, a barber shop 
• Affordable Coffee shop/breakfast with Wi-Fi. The butcher pantry is not affordable.  Miss the 

hardware store and the swap shop at the dump. If minimalist mentality, which is not a new way 
of thinking, having a place year-round to swap or share resources that is centralized.  

• All - business is needed to keep the town thriving. I would not support polluting businesses. 
• Another restaurant. 
• Any 
• Any 
• Any 
• Any and all.  Need more of everything.   
• Any clean business that would lower the taxes paid by the locals  
• Anything for people to socialize, try art, music instruments for kids and adults     Coffee Shop   
• Anything to do with agriculture, outdoor experiences, restaurant or small business. 
• Arts/wellness center; expanding food options in the village; restaurant; local crafts/products 

retail.  It would be nice to attract more tourists (and locals) to Reading. 
• Auto repair? Hardware store? 
• cafe child care 
• Cafe in town or small eatery of some sort. 
• Cafe, bakery, bar, restaurant, gas station, hardware store 
• cafe, bookstore 
• Cafe, brewery, retail establishments, auto repair, art/recreation center, senior center 
• Cafe, pub, artist workshop, education!  
• Cafe, restaurant  
• Cafe. Nano Brewery. Collaborative / Shared workspace 
• Cafe/bakery 
• Child daycare, automotive, pet services, senior daycare, and a bar/restaurant. 
• Chinese food delivery :)   A casual, affordable restaurant/pub-type place (like Public House in 

Quechee).     
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• Coffee shop Beer bar Cafe/restaurant Antique/home furnishing store We need higher-end 
locally owned businesses targeted to young professionals. I go to work from a coffee shop every 
morning-Brownsville Butcher, So Woodstock Store, or Mon Vert. Would be much nicer if I didn't 
have to drive so far. 

• Coffee shop with work space 
• Coffee shop, bakery, pub, consignment shop, Hall Art Foundation gift shoppe, any or all selling 

local product as syrup cheese cider quilts herbal stuff 
• Coffee shop, restaurant, I would support any town business  
• Coffee shop/internet cafe, snack stand, hardware/supply store 
• Country stores, gift stores, etc. 
• Coworking space, coffee shop, other eating establishments.  
• Diner, fitness studio/gym, certified daycare 
• diner, hardware, and more food stores. 
• Farmers markets  
• gas station, cafe 
• Good question, Reading has no potential for any business as we know it.  
• Hair cutting 
• Hardware store 
• hardware store 
• Hi tech office building with small suites and shared spaces. 
• Home based business. 
• I would support a hardware store, and a cafe of some sort where you could spend some time 

and meet fellow residents.  
• It would be great to have an affordable cafe; someplace you could go to for a "beer and burger" 

without spending $100. A breakfast diner would be great also.  
• It would be nice to have a couple more local stores downtown  A cafe   
• Just about anything 
• local educational services to draw young families- 
• More pleasant and friendly village store with some cafe type seating. No place in town now to 

have a cup of coffee with a friend.   
• Open-Ended Response 
• outdoor adventure, CSA 
• Pharmacy,  
• Pub/restaurant, hardware store, in the right places. 
• Restaurant 
• Restaurant / pub would be great. Bookshop/ cafe  
• restaurant or cafe 
• Restaurant, Farmers Mkt, Antique Cooperative  
• Restaurant, sports bar (in the old hardware store) hang out for kids after school (in the sports 

bar without the bar) computer games and cooking classes for the kids! 
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• Restaurant/bar/bakery/cafe; office space in hardware store; community wind and solar; 
outdoor community sports - trail runs, bike events, ski events; a local ski hill/rope tow 

• Restaurants, book stores, novel business ideas. 
• retail and cafe 
• small inexpensive restaurant, health clinic 
• Small retail or businesses in Felchville and Hammondsville. 
• We don't need much more than what we have, let's just support the ones we have!!! 

40. What are the biggest issues facing Reading over the next 8 years?   

• A viable school or building that is used in ways to benefit the most in town.  Encouraging 
sustainable businesses to be here and support those efforts with sewage and water systems.   
Central meeting places which could include the school building if school fails, a cafe or 
restaurant, Village Green Space. 

• A willingness to accept that change is inevitable, adapt and make necessary compromises to 
accommodate those changes. 

• affordable housing, better schools, childcare, more paved roads in what used to be low traffic 
areas  

• Affordable living i.e. taxes, housing, wages, rising cost of health insurance in our restricted 
market  

• Aging population.  Aging village structures.  Village that does not support growth or commercial 
activity.  Drain of families from town due to lack of a community school. 

• Aging residents 
• An aging population   Housing  Closure of the school   Septic system down town   Lack of 

amenities      
• Attracting and retaining young professional residents, which requires high speed internet 

access. Internet access is the most critical issues that needs to be addressed 
• Attracting home buyers to Reading in order to maintain its tax base.  
• Attracting new residents and building business opportunities  
• bringing businesses to town, getting town sewer and water, trying to keep the town alive if 

there is no school 
• climate change: reducing energy use; transportation 
• Cronyism  
• development 
• Don't know 
• Fiber Internet access to one can work from home. Ensuring the Store succeeds, getting safe 

outside activities for kids to do after school. 
• Future of RES. Uncertainty of school taxes. 
• high property taxes loss of school - a central focus of the town lack of water & sewer in the 

village 
• Housing, schools  
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• Housings and employment (businesses) 
• How do we stand out from other communities to attract residents. The crucial question is: Why 

would someone move to Reading? The answer can't simply be that the people are nice and it is 
beautiful...so are 100 other places in Vermont and New Hampshire. We need a compelling 
message to attract people and businesses to town...even if we don't want big growth, we need 
some growth just to maintain our current resident base. 

• How to attract and keep younger families; climate change; preserving affordable housing; 
economic development. 

• How to deal with the water/septic system issues in downtown Reading without it being a tax 
burden.  The other bigger issue is the split that is occurring between the "Village People" and 
the rest of the Town of Reading.  

• Inappropriate commercialization. Loss of rural character with too much breaking up of large 
forest and field tracks. Exploitation of rural ness of town by places like Overland with their 
dangerous tricked out vehicle rallies and other commercial activities that negatively impact all in 
town. Maybe select board needs to get tough! 

• Increasing cost of living especially in a small rural town in Vermont 
• Increasing Property Taxes for Schools. Infrastructure improvements. 
• Infrastructure - cell coverage and high-speed Internet town-wide, and sewer in Felchville.  
• Job opportunities for family providers and for encouraging younger workers to stay or come to 

our area. High taxes and high cost of living. Long travel to educational opportunities.  
• Jobs are far away, would be nice to have a town with businesses and shopping so we don't have 

to drive so far, the school 
• Jobs, housing 
• Keeping families in town with the loss of RES as an elementary school. The WCUD may have to 

stall the consumption of the rest of the school due to near capacity at Woodstock Elementary. 
Now's the time to revisit the topic and properly inform our residents on the outfalls from the 
merger. 

• Keeping the sense of community when the school is sooo small and it feels like the school will 
close.   

• Lack of affordable housing and population growth. Elderly care, and high taxes that are good for 
nothing but road work and bridge repair. 

• Lack of affordable housing.   
• Lack of resources/opportunities attracting families. Look at Plymouth  
• Land prices become too expensive for locals to buy/own property; fewer young families, 

businesses leaving because there are not enough steady customers  
• Losing our school! Loosing local control - increases in cost-of-living verses wages... 
• losing young people and families- becoming a second home town 
• Loss of public school in our town; lack of public water and sewage for business growth - these 

factors will prevent the town from attracting residents   
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• Loss of rural character.  Loss of community schools, and any other town facility (library, post 
office, stores) that helps to maintain the cohesiveness of the town 

• Maintaining and growing our population to support the school and a vibrant community. 
• Managed development of open spaces. Continuing to keep a town with good rural character. 

Creating some employment opportunities. 
• Not enough families with young children moving into town.  
• Not having a viable school to support families moving into our town and replacing an aging 

demographic. 
• Open-Ended Response 
• people moving here penalizing residents for improvements they make on their property 

because it doesn't fit with their esthetic.  too many vehicles being allowed to drive through our 
forests - lack of hiking trails 

• Population (diversity and age) as well as sustainable jobs for people  
• population loss, education -maintaining a sense of community, particularly in light of the 

increase in second homes -developing the heart of the community (Felchville) - making it 
business-friendly, supporting the library, creating informal meeting spaces  - supporting the 
rural character of the town, and of Vermont 

• Population stagnation  Whatever climate change brings us 
• Preserving its rural character 
• Preserving our school to preserve our community. 
• property tax 
• Property taxes 
• Property value, growth and community longevity are all at stake. We need vision, thoughtful 

change and youth interspersed with elder wisdom to move ahead and remain a viable town 
community. Change is inevitable and should be embraced with cautious optimism.  

• Real Estate taxes may force people out. 
• Renewable Energy    
• Rising taxes to pay for neighboring town schools. Few people with school age children will move 

here. Wealthy retirees will buy up land and we will lose the local working landscape. 
• school consolidation   affordable housing    
• Sense of Community High speed internet  Attracting younger families and people to live here full 

time  Energy efficiency  
• Spend less time meeting and discussing, and more time doing! 
• Stagnant population and business development 
• Sustainability of the school, public water/sewer and alternative energy. 
• Taxes, child care  
• the effects of weather and climate change; population decreases; septic system integrity; safety 

of drinking water 
• The eventual loss of our school; lack of town water; people in town who don't want things to 

change, even though things have been changing for the worse for years; apathy 



   

  Draft September 17, 2021 

 

Reading Town Plan  page 139 

APPENDIX B SUMMARY OF SURVEY RESULTS 

 

• The health and wellbeing of RES and access to broadband. Without the anchor of a school the 
community will wither. A local school brings families and energy to town. Coupled with 
broadband they make it possible to live and work in Reading. Closure of the school will 
exacerbate demographic trends, business closings, falling property values, and a diminishing tax 
base.  

• The lack of public access to private property. Losing the school, which in turn will make the town 
of Felchville a ghost town . 

• The school 
• The school being closed.  The town will lose all lively hood if the school closes.  People will move 

away and businesses will close.   
• The school system. This would be the primary reason I leave the town.  
• The town is at risk of losing existing families and no longer drawing new families due to the lack 

of support for new small business owners and change to the school system.  
• We need to support recreational activities as that's what attracts people to this region.  Should 

be highest priority.  And that includes motorized recreation.  Support recreational tourism and 
many other goals will be achieved as a result. 

• Youth moving out, 2nd homeowners in property taxes rising. 
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Appendix C 
Town Health Officer 
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Health Officer: 

The Selectboard recommends a Town Health Officer (THO) to the Vermont Department of 
Health (VDH) every three years.  The Town completes the Recommendation form and the 
Oath/Affirmation for THO’s and returns to the VDH.  The THO is appointed by the 
Commissioner and is sent a certificate from VDH.  The Health Officer has four main duties as 
governed by Statute, 18 VSA 602a. 

(a) A local health officer, within his or her jurisdiction, shall: 

(1.) Upon request of a landlord or tenant, or upon receipt of information regarding a 
condition that may be a public health hazard, conduct and investigation; 

(2.) Enforce the provisions of this title, the rules promulgated, and permits issued 
thereunder; 

(3.) Prevent, remove, or destroy any public health hazard, or mitigate any significant 
public health risk in accordance with the provisions of this title; 

(4.) In consultation with the Department, take the steps necessary to enforce all orders 
issued pursuant to chapter 3 of this title 

(b) Upon discovery of violation or a public health hazard or public health risk that involves a 
public water system, a food or lodging establishment, or any other matter regulated by 
Department rule, the local health officer shall immediately notify the Division of 
Environmental Health.  Upon discovery of any other violation, public health hazard, or 
public health risk, the local health officer shall notify the Division of Environmental 
Health within 48 hours of discovery of such violation or hazard and any action taken by 
the officer. (Added 1985, No 267(Adj. Sess.), 19; amended 2017, No. 188 (adj. Sess.), 4.   

What is Public Health? 

“Public health is the system that works to protect and promote the health of citizens.  It is the 
science and art of preventing disease, prolonging healthy life and promoting physical and 
mental health.” –Dr. Mark Levine, Commissioner of Health 

Public health focuses on the health of an entire population using evidence-based prevention 
models. 

Public Health Hazards are “…potential harm to the public health by virtue of any condition or 
any biological, chemical, or physical agent.” 18 VSA 2(9) 
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What Does a THO Do? 

A Town Health Officer: 

• Conducts inspections on complaints of public health hazard 
• May obtain a search warrant in local district court     
• Conduct inspections on rental housing complaints 
• Work towards voluntary compliance 
• Issue Health Orders & Emergency Health Orders       

Factors that are considered include: 

• Number of people at risk 
• Characteristics of the person or people at risk 
• Characteristic of the condition or agent that is the source of potential harm 
• Availability of private remedies 
• Geographical area and characteristics of the location of the source of the potentially 

hazardous condition 
• Department policy as established by rule or agency procedure.  

What Does a THO Encounter? 

Complaints such as: 

• Septic Systems and Sewage  
• Lead Paint 
• Asbestos 
• Animal Control working with law enforcement officers, game wardens and humane 

society personnel to address issues of animal cruelty and possible rabies exposures. 
• Animal Bites 
• Drinking Water 
• Recreational water  
• Air Contaminants 
• Solid & Hazardous Waste 
• Pests in a Community 
• Pesticide Use 
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Structure Within a Town 

 

STATE  TOWN 

 

 

Reading Board of Health 

In the absence of a Board of Health, the Selectboard will act as the Board of Health.  The Health 
Officer is Chair of the Board.  The duty of the town Board of Health is to issue Health Orders.  
An Order is issued: 

• To prevent, remove or destroy any public health hazard 
• To mitigate a significant public health risk 
• To correct any violation of the laws of Title 18 of the Vermont statutes or violation of 

any rules promulgated by the Vermont Department of Health under those laws 
• To correct any violation of a permit restriction or requirement 
• See 18 V.S.A 126 (d)        

The Health Order is in effect upon ruling from the Board of Health. 

  



   

  Draft September 17, 2021 

 

Reading Town Plan  page 106 

APPENDIX C TOWN HEALTH OFFICER   

Emergency Health Orders 

• A health officer may issue an emergency health order “when necessary to prevent, 
remove, or destroy an imminent and substantial public health hazard, or to mitigate and 
imminent and substantial significant public health risk”.  This order is in effect upon 
actual notice to the individual. 

Civil enforcement of health orders at the county superior court is available if the individual 
doesn’t comply.  18 VSA 130 

Criminal penalties are also available if individual is not abiding by the health order.  18 VSA131 

The Town Attorney would handle these steps. 

Statewide Emergency or Disasters: 

• 24 VSA 2291(27) grants authority to: “municipal building inspector, health officer, fire 
marshal, or zoning administrator” to declare a property “condemned to be destroyed” 
if… 

• Governor makes disaster or emergency declaration, and 
• Property has been damaged by the disaster or emergency, and 
• Property is dangerous to life, health, or safety due to the disaster related damage. 

The Emergency Condemnation must be: 

• Declaration provided by the state and posted online 
• Property owners can appeal condemnation under 18VSA Chapter 83 

Recommendations: 

A separate Board of Health should be appointed so as to not add to the Selectboards duties.  
The Board should consist of at least five members, appointed by the Selectboard with 
recommendations from the Town Health Officer. 

An Assistant Health Officer should be appointed to act in the absence of, or in conjunction with, 
the Health Officer. 
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Appendix D 

Priority Watershed Improvements 

 

a. Stabilize embankment along 20 Mile Stream Road. 
b. Replacing the steel arch under Agony Hill Road with a larger structure to better accommodate 

the large volumes of sediment working through the reach. 
c. Replace Baileys Mills Road arch with a larger structure and design for over bank flooding. 
d. Plan for ongoing sedimentation in the lower, wider valleys along Bailey Brook and Mill Brook 

(i.e., downstream of the confluence of Mill Brook and Bailey Brook). 
e. Study flood mitigation alternatives to the “alluvial fan” area on Bailey Brook at the intersection 

of Baileys Mills Road and Town Farm Road that was severely damaged during Tropical Storm 
Irene flooding. 
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Appendix E 

Energy Data 
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APPENDIX E ENERGY DATA 

 

 

Population  

Total Populationi (2015):  708 
Proj. Annual Avg. Growth Rateii: ↓ 0.00246    
Population Density:   16.9 persons/ 

square mile 
 

Households  
Owner-Occupied Unitsiii:  246 
Renter- Occupied Unitsiii:  44 
Seasonal Unitsiii:   142 
Vacant Unitsiii:    16 
Total Householdsiii:   448 
Avg. Household Sizeiii:   2.3 people/ 

household 
 

Businesses iv 
Total businesses in Reading:  17 
Employees working in Reading: 85 
Average wage:    $30,701 
 

Heating 
Residential (see figure) 
Businessesv: 

Estimated avg. building space:  3,830 sq. ft. 
Total energy use:    2.4 billion  

BTUs 
Estimated total annual cost:  $56,209 
Avg. annual cost per business:  $3,306 

 

Transportation 
Number of vehicles:   601 
Estimated vehicle miles traveledvi: 8.4 million 
Estimated gal. fuel used per yearvii: 451,028 
Estimated fuel cost per yearvii: $1.04 million 
Residents driving alone to work:  77% 
Average commute time:  27 minutes 
 

Reading 
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Electricity Use  
Electricity Usage in 2015viii   (see figure)  
Avg. Residential Usage:  6,565 KWh 
Total Usage (2014-2016):  ↑ 46,529 KWh 
     ↑ 0.7% 
    
 

Energy Generation 
Existing Renewable Energy Generation 

Solar  11 sites 56.3 KW 69,046 KWh 
Wind  0  0  0 
Hydro 0  0  0 
Biomass 0  0  0 

 
Renewable Energy Generation Targetsix 

2015 (Baseline)  69 MWh 
2025    2,075 MWh 
2035    4,149 MWh 
2050    8,298 MWh 

 
Potential for Renewable Energy Generationx 

Rooftop Solar  0.81 MW 993 MWh 
Ground-Mounted Solar 78.5 MW 96,272 MWh 
Wind    2,793 MW 8,563,338 MWh 
Hydro   0.001 MW 3.5 MWh 

 
All data presented in this summary is from the U.S. Census Bureau, American Community Survey (ACS) 2011-2015, 
unless otherwise indicated. 

 
i U.S. Census Bureau, American Community Survey (ACS) 2011-2015 
ii Based on Scenario B population projections for 2030 (VT ACCD, 2013) 
iii U.S. Census Bureau, Decennial Census (2010) 
iv Vermont Department of Labor Statistics (2015) 
v Estimated based on number of units, estimated floor space, heating fuel types and average fuel costs for 
2015.  Floor space was estimated from average commercial/manufacturing floor space per employee from 
the U.S. Energy Information Administration. 
vi Energy Profile (VTrans, 2015) 
vii Estimated based on data from VTrans and U.S. Department of Energy 
viii Efficiency Vermont (2017) 
ix SWCRPC 
x Based upon an analysis of GIS data mapping data (i.e. land area shown on the solar and wind potential 
maps) 
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