
PLANNING COMMISSION 
Draft Minutes
April 4, 2018

MEMBERS PRESENT: Sally Miller, Sara Stadler, Eric Goldberg, Sam Segal, Michael
Pacht, Jeff Bendis

MEMBERS ABSENT: Susan Boston
OTHERS PRESENT: None   

I. OPENING
Chair Miller opened the meeting at 7:30 pm.  

II. APPROVAL OF MINUTES
The minutes of the January 31, 2018, March 7, 2018, and March 26, 2018 minutes were
approved as submitted.

III. OLD BUSINESS
A. Energy Chapter Rewrite
Chair Miller suggested adopting the Energy chapter first before addressing other chapters
of the plan.  She felt the rewrite of the Village Zoning Regulations are more pressing than
updating the rest of the plan.  Mr. Goldberg asked about updates to the Education chapter. 
Mr. Bendis noted he is working on updates to the Health chapter as well. 

A lengthy discussion took place as to whether or not chapters can be adopted on an
individual basis or as a complete Town Plan.  The Town Planner will report back at the
May meeting.  

The preferred alternative energy locations per Peter Fellow map were discussed.  Is Mr.
Fellows able to reproduce the viewshed area as the PC felt the information is dated.

An updated April 4, 2018 draft was sent prior to the meeting. The draft addressed
comments made at the March 26 meeting.  Chair Miller referred to page 11, the
discussion of preferred, prohibited and constrained areas.  

Mr. Segal felt the 500' buffer along State highways is too much area.  This will cause
State officials to think Woodstock does not support viable solar/alternative energy
proposals.  The problem is as a public document this indicates the Town does not want to
see solar panels as one drives along the road. 



Chair Miller noted a lot of the buffer area is within the Ottauquechee River or Kedron
Brook corridors which would prohibit development due to floodway concerns.

The buffer area needs to be defined such as 500' from road centerline.  
  

Some of the viewshed areas noted on the map are not visible from state highways. 
Therefore a new map should be created that more accurately depicts the visible and not
visible sites.  There are pockets of non-visible sites located within the mapped viewshed
areas, especially with the middle elevation sections.  

Scenic Ridgeline refers to views from the ground level and does not cover views from
above such as an airplane or drone, or if a higher elevation dwelling. The intent is a view
taken from a vehicle driving down a road.  

If one sees solar panels along roadsides then it shows that the Town supports alternative
energy, hiding the panels from view sends the wrong message on solar.  Prospective
residents may make an opinion on whether or not to move here based on this.  Mr. Segal
prefers that people see that Woodstock embraces solar and therefore panels should be
seen.

Chair Miller noted the mapped viewshed is totally controlled by the PC.  It can be
changed from its present form to prioritize areas that are more important to protect than
others. 

A residential array can be placed anywhere on a resident’s property without needing to
meet the Town’s constraints.  The constraints and prohibitions apply only to commercial
solar or alternative energy, the essential “solar/wind  farm”.developers.  

Mr. Segal’s house has a plan to place an 11 kw system with 38 panels.  The house is +/-
2000 square feet.

Mr. Segal can support the Scenic Ridgeline review portion but not the viewshed or the
proposed 500' buffer portions.

The viewshed needs to be tweaked.   Members are encouraged to drive around town, take
a look around and select areas that would be great for a solar farm or not so great.

The issue is to keep solar panels from being placed in an obnoxious manner, in your face
so to speak.  It is possible to place panels so they are more compatible with the
background?

The viewshed could be reviewed in the manner the Scenic Ridgeline review is processed. 
This is with an advisory review by the Conservation Commission.  This would have to be
added to the Zoning Regulations.  

Mr. Segal is worried that if the Town Plan is perceived as being too negative to solar the
PSB board will ignore the plan in their review process.  What is written needs to be
viable.



Mr. Segal would remove the 500' buffer, he wants people to see solar.  This is the future,
and needs to be embraced. 

Chair Miller asked members to look at the telecommunications regulations. These were
adopted as an addendum to the Zoning Regulations and can be found under zoning
documents in the Town’s Planning and Zoning website. 

Screening could be used to soften the look of solar fields via the use of a buffer zone.

Chair Miller felt a paragraph showing support for solar should be drafted as part of the
chapter.  The Town Planner was selected for this task.

Mr. Goldberg suggested the Town should buy land for a solar installation.  

Chair Miller noted the Energy Committee was looking into this.  There are very few
locations available for large scale solar in the community.

The Woodstock Resort Corporation owns a lot of open land that could be developed for
commercial solar.  The Town’s Mt. Peg park is also an open area that could support solar.

An action item could be added to the Energy Chapter’s set of goals: “The plan should
encourage the town to create a solar garden.” The Selectboard would be the controlling
body.  A petition could place the item on the Town Meeting agenda for a public vote.

Chair Miller discussed the efforts that have taken place over the years with both the
Energy Committee and Sustainable Woodstock to have large scale solar established. 
Solar companies have visited and not found viable spaces for large scale energy projects.

A paragraph concerning the locations on page 11 should be added to clearly state
Woodstock does support and encourage solar placement.  There are potential parcels that
are outside of the prohibited and constrained areas that could be used.

Mr. Pacht would approve removal of the 500' buffer area.  Having solar panels visible
shows visitors that Woodstock is serious about addressing the energy issues of the 21st

century.  It makes a statement that should be supported.

Chair Miller noted the Energy Committee meets next Monday April 9, the PC is welcome
to attend.

B. Village Zoning Rewrite
There was no time to discuss the Village Zoning rewrite.  

IV. NEW BUSINESS - None



V. OTHER BUSINESS
A.  Historic Preservation District
A public meeting will take place on Monday April 23 at 7:00 pm to discuss the proposed
rewrite of the Village Historic District.  The district map was discussed as to how it could
be enlarged.  Numerous properties were left off the 1974 nominations that merit
inclusion.

V. NEXT MEETING
The next regularly scheduled meeting is May 2, 2018. 

VI. ADJOURNMENT
The meeting was adjourned at 8:30 pm.

Respectfully submitted,

Michael Brands, AICP
Town/Village Planner


