
TRURO PLANNING BOARD AGENDA 
Wednesday, June 20, 2018 – 5:00 p.m. 

Truro Town Hall, 24 Town Hall Road, Truro 
Public Comment Period 

The Commonwealth’s Open Meeting Law limits any discussion by members of the Board of an issue 
raised to whether that issue should be placed on a future agenda. Speakers are limited to no more than 
5 minutes. 

 
Temporary Sign Permit 
Genevieve Morin, Truro Yoga – seeks approval of 1 application for a Temporary Sign Permit pursuant 

to §11 of the Truro Sign Code for one 3’ by 2’ signs. The signs will be placed in front of Snows Park 
on a sandwich board. The signs will be installed on Fridays and removed on Sundays from July 1, 
2018 to July 31, 2018.  

 
Temporary Sign Permit 
Genevieve Morin, Truro Yoga – seeks approval of 1 application for a Temporary Sign Permit pursuant 

to §11 of the Truro Sign Code for one 3’ by 2’ signs. The signs will be placed in front of Snows Park 
on a sandwich board. The signs will be installed on Fridays and removed on Sundays from August 1, 
2018 to August 31, 2018.  

 
Subdivision Pre-Submission Review 
Adventure Bound Camping Resorts is a requesting a subdivision pre-submission review meeting with the 

Planning Board in accordance with Section 2.3 of the Town of Truro Rules and Regulations 
Governing the Subdivision of Land for property located at 67 South Highland Road, Truro, Atlas Map 
37, Parcels 15 and 19. 

 
Public Hearing 
2018-002 SPR Christopher Bellonci and Edouard Fontenot seek approval under Section 70.4 of the 

Truro Zoning Bylaw to construct a two bedroom 1700 square foot single family home located at 186 
Old County Road, Truro, Atlas Map 64, Parcel 17. 

 
Non-Regulatory, Administrative Meeting for 2017-001 SPR Winkler Route 6 Trust 
The Planning Board will hold a non-regulatory, administrative meeting with Michael Winkler, Trustee, to 

review noise conditions on the property and to review compliance with conditions of the decision 
granted on March 7, 2017. The property is located at 1 Noons Heights Road, Atlas Map 39, Parcel 
166. 

 
Approve the Draft and Schedule a Public Hearing for Proposed Amendments to the Zoning Bylaw:  
The Planning Board will review and vote on the draft bylaw and vote on a date to hold a public hearing 

on proposed amendments to the Town of Truro Zoning Bylaw which would add a new definition of 
Total Gross Floor Area in §10.4, Definitions and add a new Section 50.2, Area and Height Regulations 
in all Districts except the Seashore District to Determine Maximum Building Size in Truro. These 
amendments would change the maximum size of residential buildings on lots within the Town of 
Truro by establishing a relationship between building volume, bulk and size that is consistent with 
Truro’s historical development and character. 

 
Review and Approval of Meeting Minutes 

June 6, 2018 
 
Reports from Board Members and Staff 
   Town Planner Report 
  
Next Meeting Agenda 

Wednesday July 11 at 6 PM – Please note the new time! 
 
Adjourn 
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TOWN OF TRURO 
Planning Department 

P.O. Box 2030, Truro, MA 02666 
Tel: (508) 349-7004, Ext. 127 Fax: (508) 349-5505 

charper@truro-ma.gov 
 
 
 
To:      Planning Board 
From: Cally Harper, PhD, Town Planner 
Date:   June 13, 2018, for June 20th Planning Board Meeting 
Re:      Subdivision Pre-Submission Review for Adventure Bound Camping Resorts 
 
Description: 
Adventure Bound Camping Resorts is a requesting a subdivision pre-submission review meeting 
with the Planning Board in accordance with Section 2.3 of the Town of Truro Rules and 
Regulations Governing the Subdivision of Land for property located at 67 South Highland Road, 
Truro, Atlas Map 37, Parcels 15 and 19. 
 
Section 2.3, Subdivision Pre-submission Review, of the Subdivision Rules and Regulations 
states the following: 
 

“Prior to undertaking extensive professional design efforts for subdivision plans, it may 
prove useful for the applicant to review the proposed development of a parcel of land 
with the Board in an informal manner in order that general approaches, possible use of 
cluster development, and potential problems can be freely explored.  Pencil sketches and 
other illustrations, which need not be professionally prepared, will assist the informal 
discussion and might show some, but not all, of the information to be shown in the 
Preliminary Plan.  In some cases, pre-submission review may suggest the inadvisability 
of submitting a Preliminary Plan; however, the pre- submission review is strictly a 
voluntary procedure left to the discretion of the applicant and has no legal status 
whatsoever.” 

 

Materials Submitted and Received: 
The applicant submitted the following materials on February 9, 2018: 

1. Cover Letter from the Mr. Kevin Aguiar, P.E., the Vice President of Beta Group, Inc., to 
Truro Town Hall regarding Horton’s Campground Development, dated February 9, 2018 

2. Illustrations titled “Horton’s Camping Resort, 67 South Highland Road, Truro, MA, 
Scale 1” – 80’, November 2017.” The preliminary plan shows eleven 3+ acre lots. 

3. Illustrations titled “Horton’s Camping Resort, Duplex Alternative, 67 South Highland 
Road, Truro, MA, Scale 1” – 80’, November 2017.” The preliminary plan shows 56 
duplex Buildings, 6 bedrooms units per duplex. 
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The following letter was received by the Planning Department on June 13, 2018: 

1. Letter from the Brian Carlstrom, the Superintendent of the Cape Cod National Seashore, 
to the Chair of the Truro Planning Board regarding the Subdivision Pre-Submission 
Review Meeting for Adventure Bound Camping (ABC) Resorts at 67 South Highland 
Road, dated June 11, 2018. 

 

 
 









United States Department of the Interior
NluoN.u, PaRx SrRvIcn
Cape Cod National Seashore

99 Marconi Site Road
Wellfleet, MA02667

IN REPLY REFER TO:

c3815
Tract Nos. 12-2431

r2-2324

June I 1, 2018

Steven Sollog, Chair
Truro Planning Board
Truro Town Hall
24Town Hall Road
P.O. Box 2030
Truro, MA02666

Dear Chair and Board Members:

We are proviciing comments for your Subdivision Pre-Subrnission Review Meeting
concerning the Adventure Bound Camping (ABC) Resorts proposal at 67 South Highland
Road. The consultant firnr, Beta Group, sketched two subdivision plan concepts fbr the ABC
Resorts properly at the former Horton's campground.

The first subdivision plan lays out 11 single-family residential lots that appear to conform to
town's 3-acre zoningrequirements. We defer to the board on whether it meets each required

subdivision perfbrmance standard.

The second subdivision plan includes 56 six-bedroom duplex units in a single-family
residential zone, the Seashore District. This concept does not appear to comply with any

known Town of Truro T,oning Bylaw, and we believe it should be rejected.

Additionally, we have a concern about the house trailers that remain parked on the lot
awaiting deployment and we would like to know if the Planning Board can advise on the

zoning applicability to determine whether such storage is permitted on this property.

Finally, the drawings show existing underlying campground loop roads and property bounds,

an{ it is evident that there is encroachment from the private property of some roads and



structures on National Park Service (NPS)-owned properly. The use of the NPS property
cannot be authorized and we request that it be required that all campground roads, gates, and

structures be removed from park land and setback a required minimum distance.

If you have any questions please contact Park Planner Lauren McKean at 508-957-0731.
Thank you for your consideration of the comments.

Sincerely,

Brian T. Carlstrom
Superintendent

cc:
Attomey Nagle

:tffiiHiil'#U;-ission
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TOWN OF TRURO 
Planning Department 
P.O. Box 2030, Truro, MA 02666 

Tel: (508) 349-7004 Fax: (508) 349-5505 
 
Memorandum 
To:   Planning Board 
Fr:    Cally Harper, PhD, Town Planner 
Date: June 14, 2018 
Re: 2018-002 SPR Staff Report #1 
 
2018-002 SPR Christopher Bellonci and Edouard Fontenot seek approval under Section 70.4 
of the Truro Zoning Bylaw to construct a two bedroom 1700 square foot single family home 
located at 186 Old County Road, Truro, Atlas Map 64, Parcel 17. 
 
Background 
The 3.025 acre parcel currently has a small cottage on the site and the majority of the lot is 
protected with a conservation restriction. Of the 3.025 acres, 30,864 square feet is unrestricted 
and 100,916 square feet is restricted. This site is also within the Massachusetts Natural Heritage 
Endangered Species Act jurisdiction.  
 
The applicant would like to construct a new 2-bedroom home behind the existing dwelling and 
decommission the existing dwelling as a residence by removing the kitchen. In their letter to the 
Planning Board, the applicant discusses their plans for a septic system which will be presented to 
the Board of Health in the near future, their plans for the driveway, their intention to preserve 
native plants, and their plan for landscaping and exterior lighting.  
 
Completeness of Application 
The following materials were submitted to Town Clerk on October 16, 2017: 
 Application for Site Plan Review (Residential) 
 Certified Abutters List from the Town of Truro and the Town of Wellfleet 
 Filing Fee ($250.00) 
 Letter to the Planning Board from Shawn Harris, Vice-President of Sixteen on Center, 

Inc.  
 Plans prepared by Sixteen on Center, Inc. for 186 Old County Road: 

o A1.0: Proposed Site Plan, Existing site and Drawing List, dated 5/23/18 
o A1.1: Proposed Site Septic and Utility Layout, dated4/24/18 
o A2.1: Foundation Plan – First Floor Framing Plan and Foundation Details, dated 

4/24/18 
o A2.2: First Floor Plan – Second Floor Framing Plan and Window Schedule, dated 

4/24/18 
o A2.3: Second Floor Plan – Roof Framing Plan and Door Schedule, dated 4/24/18 
o A3.1: Sections (North – South) – Wall Section and South Foundation, dated 

4/24/18 
o A3.2: Sections – Foundation Details, Patio Wall Section, and Guest Wing, dated 

4/24/18 
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o A3.3: Sections – Wall Section, Screen Porch Details at Screen Porch, dated 
4/24/18 

o A4.1: Elevations – Soffit Section Details and Soffit Elevation Details 
o A4.2: Elevations – Section and Guest Wing 
o A5.1: Interior Elevation - Kitchen 
o A6.1: Electrical Plans 

 Site Plan prepared by East Cape Engineering, Inc. for 186 Old County Road, Truro 
o 1 of 1, Site Plan – Subsurface Sewage Disposal System, dated 9/28/17, scale 1” = 

20’. Note: the large format, stamped copy of this plan is located in the file in the 
Planning Office 

 Lighting information and photographs 
 Property cards and photographs showing the location and size of buildings on lots 

adjacent to or visible from the lot under construction in order to provide a neighborhood 
context for the property under consideration. 

 
Public Notice and Public Comments Received 
Notice was published in the Banner on May 31, 2018 and June 7, 2018. Postcards were mailed 
on May 24, 2018 to abutters. This property is sits on the border of the Truro and Wellfleet; 
abutters were also notified in Wellfleet.  
 
No public comment was received prior to the meeting. 
 
Staff Comments 
The application was circulated for comment to the Fire and Police Chiefs, Health and 
Conservation Agent, Building Commissioner and Department of Public Works Director.   
 
Police Chief has no comments on the project. 
Fire Chief has no issues with the project. 
Health and Conservation Agent: no comments were received. 
Building Commissioner “calculated gross square footage to be 2,676 square feet compared to 
2,526 square feet. It is still under the cap.” He also “calculated the building height to be around 
22-6 ≤ 23’ allowed.” 
DPW Director has no comments on the project. 
 
Review Criteria 
The review criteria for the review of site plans in the Seashore District are set forth in Section 
70.4.D of the Truro Zoning Bylaw: 
 

1. Relation of Buildings and Structures to the Environment. Proposed development shall 
relate to the existing terrain and lot, and shall provide a solar and wind orientation which 
encourages energy conservation.   
 

The primary dwelling will be located behind the existing dwelling and abuts the hill to the south 
and hovers over the existing grade to the north. The area is under jurisdiction of the 
Massachusetts Endangered Species Act (MESA).  
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2. Building Design and Landscaping. Proposed development shall be consistent with the 
prevailing character and scale of the buildings and structures in the neighborhood through 
the use of appropriate scale, massing, building materials, screening, lighting and other 
architectural techniques.  
 

The proposed scale and massing of the new dwelling is in general keeping with the scale and 
massing of the dwellings in the surrounding neighborhood. Information about the proposed 
lighting has been provided and it is of residential scale. 
 

3. Preservation of Landscape. The landscape shall be preserved in its natural state insofar as 
practicable by minimizing any grade changes and removal of vegetation and soil. 
 

A large portion of the lot will remain undisturbed because it is protected with a conservation 
restriction. In addition, the existing cottage will not be demolished, only the kitchen will be 
removed and therefore demolition and site intrusion will be minimized. There will likely be 
disturbances to the landscape with the construction of the primary dwelling. The Board may 
wish to discuss the limit of work with the applicant. 
 

4. Circulation. Curb cuts and driveways shall be safe and convenient and shall be consistent 
with Chapter I, Section 9 of the General Bylaws of the Town of Truro.  
 

The existing driveway will continue to be in existence and it will be extended to serve the new 
primary dwelling.  
 

5. Lighting.  Lighting shall be consistent with Chapter IV, Section 6 of the General Bylaws 
of the Town of Truro.  There shall be protection of adjacent properties and the night sky 
from intrusive lighting. 
 

Information about the proposed exterior lighting has been provided and is of residential scale. 
The applicant is proposing to use one light near the exterior door to the new dwelling. 
 
 
Planning Board Action 
If the Board feels that they have sufficient information, the Board may wish to undertake the 
following: 
 

1. Make findings with respect to the review criteria/design guidelines; and 
 

2. Vote to approve, conditionally approve or deny the application based on specific reasons. 
 
If the Board is inclined to approve the residential site plan it may wish to move the following: 
 

In the matter of 2018- 002 SPR Christopher Bellonci and Edouard Fontenot for property 
at 186 Old County Road, I move to approve the Residential Site Plan to construct a two 
bedroom 1700 square foot single family home located at 186 Old County Road, Truro, 
Atlas Map 64, Parcel 17 located in the Seashore zoning district as shown on the 
following plan titled “Site Plan  - Subsurface Sewage Disposal System, prepared by East 
Cape Engineering, Inc. for 186 Old County Road, Truro, Sheet 1 of 1, dated 9/28/17, 
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scale 1” = 20’.” Based on the following findings of fact: <findings on each of the review/ 
design criteria> 
 

If the Board feels it does not have sufficient information with which to make findings and act on 
the application, the Board may also seek to continue the hearing to obtain additional information. 
A continuance should be made to a date certain and confirmed in writing by the applicant.  
 
The concurring vote of four members of the Planning Board is required to approve a Residential 
Site Plan in the form submitted or with reasonable conditions, unless it finds that (a) the 
application for site plan approval is incomplete, or (b) the imposition of reasonable conditions 
will not ensure that the project will conform to the standards and criteria described herein, or (c) 
the project does not comply with the requirements of the Zoning By-law. 
 
 





sixteen 
on ce nter 
design . build 

TO: Town of Truro Planning Board 

RE: Site plan review 

A New Home for 

Christopher Bellonci and Edouard Fontenot 

1 86 Old County Road 

Truro Ma 

Project outline: 

The 3 acre parcel currently has a small scale cottage (670Sf) on the site. The intent is 

to construct a new, modestly scaled 2 bedroom home (1 72 7 sf) behind the existing 

dwelling. The concept is to utilize the existing small st ructures and to decommission 

the dwelling as a residence by removing the kitchen. By taking this approach, 

demolition and site intrusion is minimized. 

The site has an existing septic system that will be enlarged to accommodate the 

additional bedroom load, and an extension of the gravel driveway is proposed to gain 

access. The new home is sleeved between the septic system and the existing studio; It 

is dug into the hill to the south, and hovers over existing grade to the north. The 

home meets all setback and lot coverage requirements. 

The overall site concept is to try and preserve the grade and native plants as much as 

possible. There are no elaborate landscaping plans. The intent of the proposed 

replanting on the southern hillside behind the home is to help stabilize the 

embankment; A combination of bayberry, bearberry, sedge, and low-bush blueberry 

plants will be utilized in this area. 

Exterior Lighting is to be utilized solely to provide access to the home. No driveway 

lighting is planned for. Downward facing Sconces are planned at each of the entries, 

see attached cut sheet for The Tech Lighting Bowman. 

Sincerely, 

Shawn Harris, Vice Pres ' dent- Sixteen on Center, Inc 

41 Eaglevill e Road • Tiverton, Rl 02878• TEL: 401.8 16.0324 
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TOWN OF TRURO 
Planning Department 
P.O. Box 2030, Truro, MA 02666 

Tel: (508) 349-7004 Fax: (508) 349-5505 

To:   Planning Board 
Fr:    Cally Harper, PhD, Town Planner 
Date: June 14, 2018 (for June 20th Planning Board meeting) 
Re: 2017-001 SPR Staff Report #1 

Non-Regulatory, Administrative Meeting for 2017-001 SPR Winkler Route 6 Trust 
The Planning Board will hold a non-regulatory, administrative meeting with Michael Winkler, Trustee, to 

review noise conditions on the property and to review compliance with conditions of the decision 
granted on March 7, 2017. The property is located at 1 Noons Heights Road, Atlas Map 39, Parcel 
166. 

On March 7, 2017, at a duly posted and noticed Truro Planning Board hearing, the Board voted 
to approve with conditions the application for Commercial Site Plan Review pursuant to §70.3 of 
the Truro Zoning Bylaw for current condition and use of the property as a commercial staging area for a 
crane company, for storage of equipment and supplies, and for a commercial landscaping/excavation 
business.  

The Board’s vote was based on testimony from the following individuals or groups: 
- the applicant, Mr. Michael Winkler, and his attorney, Ben Zehnder 
- Abutters and nearby residents 
- Communications with Town Counsel, E. James Veara 
- Technical Consultant, Joseph Longo, P.E., Horsley Witten Group 

The Board’s vote was also based on their review of the application, site plan and materials 
submitted in a previously withdrawn application (2016-001 SPR). Written submissions to the 
Planning Board associated with the previously withdrawn site plan review application, 2016-001 
SPR, are considered part of the public record for this application. 

The Board voted to conditionally approve the project on March 7, 2017 (vote 5-0-0, Mr. 
Kiernan, Mr. Riemer, Mr. Boleyn. Mr. Herridge and Mr. Sollog were in favor the project) 

The Board listed 15 conditions in their decision. Condition #7 (Noise) and #15 (Compliance) cite 
that the applicant will appear or agrees to appear before the Planning Board in one year for a 
non-regulatory, administrative public meeting to discuss the following: 

- To review the noise conditions on the property 
- To review the applicant’s compliance with the conditions of the decision 

Tonight, the Board will review noise conditions on the property and to review compliance with 
conditions of the decision granted on March 7, 2017. 
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TOWN OF TRURO 
Planning Department 
P.O. Box 2030, Truro, MA 02666 

Tel: (508) 349-7004 Fax: (508) 349-5505 
 
 
To:   Planning Board 
Fr:    Cally Harper, PhD, Town Planner 
Date: June 15, 2018 (for meeting on June 20th) 
Re: Draft of House Size Bylaw, Planner Report #1 
 
Approve the Draft and Schedule a Public Hearing for Proposed Amendments to the Zoning 
Bylaw:  
The Planning Board will review and vote on the draft bylaw and vote on a date to hold a public 
hearing on proposed amendments to the Town of Truro Zoning Bylaw which would add a new 
definition of Total Gross Floor Area in §10.4, Definitions and add a new Section 50.2, Area and 
Height Regulations in all Districts except the Seashore District to Determine Maximum Building 
Size in Truro. These amendments would change the maximum size of residential buildings on 
lots within the Town of Truro by establishing a relationship between building volume, bulk and 
size that is consistent with Truro’s historical development and character. 
 
Possible Board Action on Draft House Size Bylaw: 
First, the Planning Board will review and vote on the language of the draft bylaw and second, the 
Board will vote on a date to hold a public hearing on the draft bylaw. After the meeting, the draft 
bylaw will be filed with the Town Clerk and be available for public review prior to the public 
hearing.  
 
The available date for a public hearing is July 25th.  
 
Vote #1: Motion to approve the draft of the House Size bylaw and submit to the Town 
Clerk: 
Affirmative Motion: 
“I move to approve the draft bylaw presented at the June 20th Planning Board meeting to be filed 
with the Town Clerk” 
 
Partial Affirmative Motion: 
“I move to approve the following amendments presented at the June 20th Planning Board 
meeting to be filed with the Town Clerk <list amendments>.”  
 
Negative Motion:  
“I move to disapprove the draft bylaw presented at the June 20th Planning Board meeting based 
on the following reasons <insert reasons> and therefore this proposal should not be filed with 
the Town Clerk. 
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Vote #2: Motion to vote on a date to hold the public hearing for the House Size bylaw: 
“I move to hold a public hearing pursuant to MGL c.40A, sec.5 on July 25, 2018 at Town Hall, 
24 Town Hall Road, at 6 pm to consider an amendment to the Town of Truro Zoning Bylaws 
which would add a new definition of Total Gross Floor Area in §10.4, Definitions and add a new 
Section 50.2, Area and Height Regulations in all Districts except the Seashore District to 
Determine Maximum Building Size in Truro. These amendments would change the maximum size 
of residential buildings on lots within the Town of Truro by establishing a relationship between 
building volume, bulk and size that is consistent with Truro’s historical development and 
character.” 
 
 
 



DRAFT  (REV June 7, 2018) 

 1 

ARTICLE _____:  AMEND ZONING BYLAWS §50, AREA AND HEIGHT 
REGULATIONS IN ALL DISTRICTS EXCEPT THE SEASHORE DISTRICT TO 
DETERMINE MAXIMUM BUILDING SIZE IN TRURO. 
 
 
To see if the Town will vote to amend the Town of Truro Zoning Bylaw Section 10.4, 

Definitions and Section 50, Area and Height Regulations, by adding a new Section 50.2 

(new text shown in bold type, or take any other action relative thereto.  Requested by 

the Planning Board. 

 
In Section 10.4 Definitions, insert the following new definitions: 
 
Total Gross Floor Area in all Districts other than the Seashore District.  The 
aggregate gross floor area of any dwelling and accessory structures on a lot 
within the Town of Truro, shall consist of the sum of the horizontal areas of the 
floor(s) of a building measured from the exterior faces of the exterior walls of the 
building, without deduction for hallways, stairs, closets, and thickness of walls, 
columns or other features used or intended to be used for living, sleeping, 
sanitation, cooking or eating purposes, excluding cellar, basement floor area, 
detached garages, porches, decks, attics, barns, greenhouses, sheds and 
structures used for agricultural purposes only. 
 
For the purposes of computing floor area, any portion of the floor area measuring 
less than five feet from the finished floor to the finished ceiling shall not be 
included in the computation of floor area. 
 
In Section 50 Area and Height Regulations, insert the following section: 
 
Section 50.2 Building Gross Floor Area in all Districts other than the Seashore 
District. 
 

A.  Purpose:  This Section determines the maximum size of residential 
buildings on lots within the Town of Truro by establishing a relationship 
between building volume, bulk and size that is consistent with Truro’s 
historical development and character, as described in the Truro Local 
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Comprehensive Plan, Chapter 1: “A Vision for Truro,” and Chapter 2, “Land 
Use.” 

 
B.  Applicability and Exceptions:  

 
1.  Total Gross Floor Area Allowed by Right:  Subject to the exceptions 

provided for in subsections 50.2.B.2, 50.2.C, and 50.2.D, building 
permits for new construction or for projects that seek to increase the 
Gross Floor Area of buildings that exist on lots as of ________, 2018, 
shall be issued only where, on completion of the construction or 
project, the Total Gross Floor Area of the new, or existing plus addition, 
does not exceed 3,200 square feet for one acre of land: 

a.  Plus 200 square feet for each additional contiguous acre of land; 
or minus 200 sq. ft. for each contiguous acre of land less than 
one acre, or as the case may be, where the square footage per 
acre specified above is pro-rated for a portion of an acre 

b. Plus a Planning Board approved Accessory Dwelling Unit of up to 
1,000 sq. ft. 

 
2.  Special Permit to exceed the Total Gross Floor Area limit:  The Total 

Gross Floor Area limit for a dwelling on a lot established in subsection 
50.2.B.1 may be exceeded, up to a maximum established by this 
subsection, by special permit, as provided in 50.2.C and 5.2.D.   No 
Special Permit may be issued for any construction if the construction 
would result in the Total Gross Floor Area exceeding 4,200 square feet 
for one acre of land: 

a. Plus 200 square feet for each additional contiguous acre of land; 
or minus 200 sq. ft. for each contiguous acre of land less than 
one acre, or as the case may be, where the square footage per 
acre specified above is pro-rated for a portion of an acre. 
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C.  Procedures for Special Permit Application Review and Approval:  Upon 
receipt of an application for a building permit, the Building Commissioner 
shall make an initial determination as to whether any alteration, 
construction or reconstruction of a dwelling or accessory structure would 
result in Total Gross Floor Area exceeding the maximum determined by 
Section 50.2.B.1.  If the Building Commissioner determines that the 
applicant cannot proceed without a Special Permit, the applicant must 
apply to the Zoning Board of Appeals for a Special Permit.  No building 
permit shall be issued hereunder unless the Zoning Board of Appeals 
grants a Special Permit according to procedures as defined infra in this 
Bylaw. 

 
D.  When required, an application for Special Permit shall be made to the 

Zoning Board of Appeals.  Notice shall be given of all applications for a 
Special Permit hereunder in accordance with Section 60.4 (Notice 
Requirements) of these Bylaws.  A Special Permit may be granted only 
where the Zoning Board of Appeals finds by a preponderance of the 
evidence that the proposed construction is consistent with the criteria 
found in Section 30.8 (Special Permits) of these Bylaws.  In addition, the 
Zoning Board of Appeals shall make specific written findings of objective 
facts that support the request for additional gross floor area, and 
demonstrate that the additional gross floor area is in the public interest of 
the Town of Truro, and not inconsistent with the intention and purpose of 
this Bylaw, which is to determine the maximum dwelling size in Truro.  In 
considering whether the proposed use is in harmony with the public good, 
the Zoning Board of Appeals shall consider, among other relevant factors, 
the size of neighboring buildings and the surroundings in which the 
additional gross floor area is proposed. 

 
E. Nothing in this Section shall be construed to regulate or restrict the use of 

the interior area of a dwelling. 
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Comments:  

The proliferation of large houses alters the environmental, economic and social fabric of 

a community, and for Truro, often makes it no longer affordable for residents to stay 

here. The intent of this bylaw is to limit the size of future residential construction, 

alteration, or reconstruction to preserve the special character and prevailing size and 

massing of buildings in the Town, and to be in harmony with the historic nature, sense 

of community, and aspirations of Truro. The proposed future size limits are based on an 

analysis of prevailing building sizes and will minimize the creation of out-of-scale 

properties. All existing buildings will be “grandfathered in” and allowed. The proposed 

amendment will not deny Truro’s residents the right to live in large houses. But it will 

protect the Town from the onslaught of 10,000 sq. ft. buildings that will dominate the 

landscape and change forever Truro’s small-town character. 

 



 
 

TRURO PLANNING BOARD  DRAFT 
MEETING MINUTES 
June 6, 2018 – 5:00 p.m. 
Truro Town Hall 
 
 
PLANNING BOARD MEMBERS PRESENT:  Bruce Boleyn, Peter Herridge, Paul Kiernan, 
Jack Riemer, Mike Roderick, Steve Sollog, Karen Tosh 
 
OTHER PARTICIPANTS: Kristen LeDuc, Ann Greenbaum, Chuck Steinman, Joanne Barkin, 
Cally Harper, Town Planner 
 
Mr. Sollog opened the meeting at 5:00 pm.   
 
Public Comment Period 
There was no public comment. 
 
Temporary Sign Permit 
The Truro Group – seeks approval of 1 application for a Temporary Sign Permit pursuant 
to §11 of the Truro Sign Code for two 2’ by 8’ banners. One banner will be placed at the split 
of Route 6 and Route 6A on a wooden stand and the other sign will be placed at the inter-
section of Route 6 and Standish Way, below the highway sign. The signs will be installed 
July 2, 2018 to July 28, 2018.  
 
Mr. Herridge made a motion to approve the application, Mr. Roderick seconded.  So voted, 
7-0. 
 
Temporary Sign Permit 
Friends of the Truro Meeting House – seeks approval of 1 application for a Temporary 
Sign Permit pursuant to §11 of the Truro Sign Code for two 36” by 24” banners. One banner 
will be placed at 3 First Parish Lane at the corner of Town Hall Road and the other sign will 
be placed at 11 Town Center Road in front of 3 Harbors Realty Office. The signs will be in-
stalled June 25, 2018 to July 31, 2018.  
 
Mr. Boleyn made a motion to approve the application, Mr. Roderick seconded.  So voted, 7-
0. 
 
Temporary Sign Permit 
Friends of the Truro Meeting House – seeks approval of 1 application for a Temporary 
Sign Permit pursuant to §11 of the Truro Sign Code for two 36” by 24” banners. One banner 
will be placed at 3 First Parish Lane at the corner of Town Hall Road and the other sign will 
be placed at 11 Town Center Road in front of 3 Harbors Realty Office. The signs will be in-
stalled July 31, 2018 to August 26, 2018.  
 
Mr. Boleyn made a motion to approve the application, Mr. Kiernan seconded the motion.  So 
voted, 7-0. 
 
Public Hearing 



2018-003 PB New Cingular Wireless PCS, LLC (AT&T) by its representative Smartlink, 
LLC seeks approval and authorization of uses under Section 40.5 of the Truro Zoning Bylaw 
to replace three existing wireless antennas with new antennas and to install twelve remote 
radio units on the existing mounts of the existing telecommunications tower located at 344 
Route 6, Truro, Atlas Map 39, Parcel 172A. 
 
Ms. Kristen LeDuc came forward to explain the application and the request for waivers. 
Discussion occurred about capacity and coverage.  Coverage would be improved for AT&T. 
Since this is an existing tower, applicant is requesting waivers.  The new equipment might 
help with dead zones.  No abutters came forward.  Mr. Sollog asked about the weight of the 
antennas which are heavier than the previous ones.  He also asked about the grout and in-
spections.  Mr. Herridge moved to approve the waivers as requested based on the fact that 
such waivers would not be detrimental to the public interest, cause the Town any expense, 
or be inconsistent with the intent and purpose of this bylaw.  Mr. Roderick seconded the 
motion.  So voted, 7-0.   
 
Mr. Herridge moved that the Special Permit be approved with conditions for New Cingular 
Wireless PCS, LLC (AT&T) (docket#2018-003PB) by its representative Smartlink, LLC pur-
suant to §40.5 (Communication Structures, Building and Appurtenances) of the Truro Zon-
ing By-law to replace three existing wireless antennas with new antennas and to install 
twelve remote radio units on the existing mounts of the existing telecommunications tower 
located at 344 Route 6, Truro, Atlas Map 39, Parcel 172A.  This approval is based on the fact 
that the application, with the approved waivers, complies with all the requirements of this 
bylaw.   The conditions are that there will be no increase in current sound levels and that 
the grounding of the equipment is secure.  Ms. LeDuc said they will be pulling a permit for 
the electrical work.  The Board would like to see the report after the work is completed.  
The Board would like the electrical report and the subcontractor’s report. The two separate 
conditions are that installation makes every effort to limit vibrational noise, and that any 
adverse findings be reported.  Mr. Roderick seconded.  So voted, 7-0. 
 
Discussion of Rose Hill Lane 
The Planning Board will discuss next steps for the Becker subdivision. The property is lo-
cated at 3, 5, 7 Rose Hill Lane, Assessor’s Atlas Map 54, Parcel 33. Applicant requested a 
continuance, see attached correspondence.  
 
Mr. Kiernan, Mr. Riemer and Mr. Boleyn recused themselves and left the room.   
 
Mr. Herridge made a motion to continue the hearing to July 25, Mr. Roderick seconded.  So 
voted, 4-0-3.  (Mr. Kiernan, Mr. Riemer and Mr. Boleyn abstained.) 
 
Discussion of Next Steps for Size Restrictions for Residential Structures 
The Planning Board will discuss how to move forward with the Zoning Bylaw Amendment 
on Area and Height Regulations in All Districts except the Seashore District to Determine 
Maximum Building Size in Truro.  
 
Ms. Greenbaum spoke about the Transfer Station visits and mentioned that Mr. Riemer has 
a table lined up for the Farmers Market, in order to gather input from residents. 
 
There was discussion about whether to combine a formal public hearing on town-wide 
house size with the cannabis meeting in July.  Mr. Kiernan asked if we will have the by-law 
draft available before then.  Ms. Greenbaum said she had hoped to bring a draft tonight, but 



was not able to.  She offered to send the draft to Ms. Harper for the next Planning Board 
meeting’s packet.  The feedback so far has been that fairness is important.  The numbers 
used for the Seashore could be used and then made less restrictive, if needed.  Mr. Herridge 
said there is also the issue of including or excluding the ADU’s.  The draft will be posted on 
the Town website.  Mr. Sollog would like the drafts to be easier to find on the website.   
 
Another suggestion for gathering input is at the Town summer concerts.  
 
Chuck Steinman came forward and said that the packet is available.  He said they are work-
ing on the draft and can provide it by the June 20 meeting, in order for the Board to review 
and approve it.  Then it could be posted in the packet for the July 25th Planning Board 
meeting.  Also, he said, regarding the ADU, it is by right and therefore would not be includ-
ed. 
 
Review and Approval of Meeting Minutes 
May 23, 2018 
 
Mr. Boleyn asked to change his vote on previously approved projects. There was discussion 
on whether or not this is the appropriate time to discuss this topic. Mr. Kiernan pointed out 
a typo and asked to add the phrase that there was no solution to the scheduling problem 
that he brought up at the last meeting (page 5).  He asked if the word “legal” could be added 
before parking.  Mr. Riemer asked that it be noted that he distributed documents regarding 
the subdivision control law and Planning Board waivers.  It was agreed that the minutes 
are not a verbatim transcript of the meeting.  Mr. Herridge made a motion to approve the 
minutes as corrected, Ms. Tosh seconded the motion.  So voted, 5-2. (Mr. Riemer and Mr. 
Kiernan voted against.) 
 
Reports from Board Members and Staff 
   Town Planner Report 
 
Mr. Sollog acknowledged that some Board members have concerns about the Hatch Road 
subdivision decision.  Ms. Harper explained that the Board has already approved the plan 
and they cannot revote on it tonight.  Tonight is about the Chair signingthe decision.  There 
was a lengthy discussion about issues regarding the retaining wall, the lighting and the turn 
around.  Mr. Boleyn originally voted in favor of the plan, but now wants to know if the vote 
can be reconsidered because of safety.  Mr. Riemer said that until a decision has been offi-
cially certified by the Town clerk it can be reconsidered. 
 
Joanne Barkin asked if she could speak.  Ms. Harper said that the public hearing for the pro-
ject is closed.  Mr. Sollog allowed her to speak.  She asked if there could be a memorandum 
of understanding or a letter of guidance to stipulate some things that aren’t clear to her 
about the project.  Mr. Sollog said that sometimes the Board has asked to review a decision 
a year later to see that the applicant has complied. 
 
Mr. Sollog asked Mr. Boleyn for his observations about the septic plan for the Hatch subdi-
vision.  Mr. Boleyn’s concern is to maintain the road width on Mr. Rice’s plan.  Mr. Sollog 
talked about the right of way as opposed to road width. He fails to see a safety issue.  Mr. 
Riemer said in the Planning Board Handbook it says that the Board should be concerned 
with ensuring that zoning by-laws are followed. He said there is a zoning violation and the 
Board is not allowed to approve a violation.  Mr. Sollog pointed out that Mr. Riemer voted 
against the project. 



 
Mr. Kiernan asked if the Board follows Roberts Rules of Order.  He stated that if a Board 
votes and there is an appeal period, a revote can be called for.  Mr. Boleyn talked further 
about the problem with the septic system and the safety of the road.  Mr. Sollog discussed 
the that the current trend with the Board is to take one step forward with projects and two 
steps backwards. The Chair signed the decision. (There is a typo that Ms. Harper will fix.) 
 
Ms. Harper said that clarification is needed for the continued public hearing for White 
Sands.  Mr. Kiernan has a question about parking due to the condominium status of the 
property.   The applicant has been asked for the 2010 parking plan.  Ms. Harper doesn’t 
have a copy.   
 
Questions for Town counsel:  Is the White Sands property condominiums or a motel? 
If there is a 2010 approved parking plan, has it lapsed?  Mr. Riemer wanted to know about 
the court case regarding the definition of a motel room.  Mr. Sollog said the applicants know 
that they are proceeding at their own risk.  Mr. Kiernan moved and Mr. Herridge seconded 
the motion to ask these questions.  So voted, 7-0. 
 
There was a discussion about meeting scheduling.  Mr. Kiernan made a motion to change 
the meetings from 5:00 pm to 6:00 pm, July 1 through October 31.  Mr. Riemer seconded 
the motion.  Ms. Tosh and Mr. Herridge spoke in favor of keeping the time as is. Mr. Riemer 
spoke in support of Mr. Kiernan, as did Mr. Boleyn.  So voted 4-3-0 in favor of the motion.  
(Mr. Sollog, Ms. Tosh and Mr. Herridge voted against.) 
 
Mr. Kiernan made a motion to adjourn, Mr. Boleyn seconded.  So voted, 7-0. 
 
Meeting adjourned at 7:20 pm. 
 
Respectfully submitted, 
 
 
 
 
Katherine Black 
  



 

TOWN OF TRURO 
Planning Department 

P.O. Box 2030, Truro, MA 02666 
Tel: (508) 349-7004, Ext. 127, Fax: (508) 349-5505 

charper@truro-ma.gov 
 
 
To: Truro Planning Board 
From: Cally Harper, PhD, Town Planner 
Date: June 13, 2018, 2018 (for June 20th meeting) 
Re: Town Planner Report 
 
 
 

1. Copies of the updated Town of Truro Rules and Regulations Governing the Subdivision 
of Land are included in your packets with the changes from March 2018. 
 

2. Chair’s signature on the decision for 2018-003 PB - as a courtesy to the Board, the 
decision for this project is being distributed to all members for their records. 

 
3. I contacted the applicants for 2017-011 SPR White Sands Beach Club to tell them that 

the Planning Board now meets at 6 pm, not 5 pm.  
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Town of Truro Planning Board 
P.O. Box 2030, Truro, MA 02666 

Tel: (508) 349-7004 x 127; Fax: (508) 349-5505 
 

 
COMMONWEALTH OF MASSACHUSETTS 

TOWN OF TRURO 
PLANNING BOARD  

 
SPECIAL PERMIT 

 
Applicants: New Cingular Wireless PCS, LLC (AT&T) by its representative  

Smartlink, LLC 
               
Case No.: 2018-003PB  Map 39 Parcel 172   344 Route 6, Truro 

 
Hearing Dates: June 6, 2018            Decision Date: June 6, 2018 

 
At a duly posted public hearing held on June 6, 2018, the Truro Planning Board, acting in the 
matter of Case No. 2018-003PB, voted to grant with conditions a Special Permit pursuant to 
§40.5 (Communications Structures, Buildings, appurtenances) of the Truro Zoning By-law for 
the replacement of three existing wireless antennas with new antennas and the installation of 
twelve remote radio units on the existing mounts of the existing telecommunications tower 
located at 344 Route 6, Truro, Atlas Map 39, Parcel 172A. 
 
In its review or the matter the Planning Board considered the following information submitted on 
March 16, 2018: 
 

1) Application for Special Permit dated 4/30/18, stamped in with Town Clerk on 5/3/18. 
2) A filing fee of $50.00 was paid on 5/3/18 
3) Authorization Letter dated 5/3/18 
4) Cover letter dated 5/3/18 to the Town of Truro, Planning Board from Kristen LeDuc 
5) Certified Abutters List 
6) Structural Analysis Report, dated 11/13/17, by B+T Group, for 344 Route 6, North Truro. 
7) Set of Plans – AT&T New Cingular Wireless PCS, LLC, Smartlink – Site Number: 

MAL01106, Site Address: 344 Route 6, Truro, MA 02666, Maser Consulting P.A , latest 
revision date 10/18/17, including: 

A. Sheet Number T-1 – Title Sheet  
B. Sheet Number GN-1 – General Notes 
C. Sheet Number A-1 – Compound and Equipment Layouts 
D. Sheet Number A-2 –Elevation  View, Details and Antenna Schedule  
E. Sheet Number A-3 – Antenna Layouts 
F. Sheet Number A-4 – Details 
G. Sheet Number A-5 – Details 
H. Sheet Number A-6 – RF Plumbing Diagrams 
I. Sheet Number G-1 – Grounding Details 
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8) Letter outlining the request for waivers, dated 5/24/18 
 
SPECIAL PERMIT DECISION 
 
The Planning Board acted to grant waivers from the requirements of §40.5 of the Truro Zoning 
Bylaw, finding that the granting of such waivers would not be detrimental to the public interest, 
cause the Town any expense or be inconsistent with the intent and purpose of the zoning bylaw.  
 
On a motion by Mr. Herridge and seconded by Mr. Roderick, the Board voted to approve the 
following waivers:  
 

• §40.5.B.2 (minimum distance from the perimeter) 
• §40.5.B.12 (hazardous waste discharge) 
• §40.5.B.13 (stormwater runoff) 
• §40.5.B.14 (lighting) 
• §40.5.B.15 (secured access) 
• §40.5.B.19a (survey of all sites) 
• §40.5.B.19b (survey of –pre-existing structures) 
• §40.5.B.19c (radiation pattern) 
• §40.5.B.19d (sound level) 
• §40.5.B.19e (delineation of those not served by the proposed installation) 
• §40.5.B.19g (plans of special design features) 
• §40.5.B.19i (a fly-over with a 3-ft diameter balloon) 
• §40.5.B.20c (a site plan) 
• §40.5.B.20d (a landscape plan) 

 
The applicant requested the waivers listed above and provided the following reason for every 
waiver request: “The applicant is requesting a waiver as the Eligible Facilities Request for 
Modification under Section 6409 does not alter the existing permitted conditions at the premises 
and therefore they are not applicable. The existing facility is approved by the Special Permit 
previously granted by the Town of Truro Planning Board.” 
 
The motion to approve the requested waivers passed on a vote of 7-0-0, with Mr. Sollog, Mr. 
Riemer, Mr. Herridge, Mr. Boleyn Mr. Kiernan, Mr. Roderick and Ms. Tosh voting in favor. 
 
On a motion by Mr. Herridge and seconded by Mr. Roderick, the Board voted to approve the 
Special Permit, with conditions for New Cingular Wireless PCS, LLC (AT&T) (docket # 
2018-003PB) by its representative Smartlink, LLC pursuant to §40.5 (Communication 
Structures, Buildings and Appurtenances) of the Truro Zoning By-law to replace three existing 
wireless antennas with new antennas and to install twelve remote radio units on the existing 
mounts of the existing telecommunications tower located at 344 Route 6, Truro, Atlas Map 39, 
Parcel 172A.  The following conditions are imposed: 
 

1. Installation of the equipment makes every effort to limit vibrational and wind noises 
2. The equipment shall be grounded 
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3. The subcontractor will report any results or violations of adverse findings to the Town of 
Truro Planning Board. 

 
This approval is based on the fact that the application, with the approved waivers and imposed 
conditions, complies with all the requirements of this bylaw. The motion passed on a vote of 7-0-
0, with Mr. Sollog, Mr. Riemer, Mr. Herridge, Mr. Boleyn Mr. Kiernan, Mr. Roderick and Ms. 
Tosh voting in favor. 
 
This Special Permit is valid for the applicant only and it may not be re-assigned, leased or sold. 
Pursuant to §30.8 of the Zoning Bylaw, this Special Permit shall lapse after one year if 
substantial use thereof has not sooner commenced except for good cause or, in the case of permit 
for construction, if construction has not begun by such date except for good cause. 
 
Any person aggrieved by a decision of the Planning Board may appeal to the Superior or Land 
Court by bringing action within twenty days after the decision has been filed with the Town 
Clerk of Truro. (Massachusetts General Laws, Chapter 40A, Section 17.) 
 
 

 
 

____________________________________ 
Chairman, Truro Planning Board     Date 
 

 
 
 
Received, Office of the Town Clerk:   
 

_____________________________________________________ 
     Signature     Date 
 
 
 
 

 

I hereby certify that this decision was filed with the Office of the Town Clerk on 

___________________ and 20 (twenty) days have elapsed since the date of filing, and:   

 
 No Appeal has been filed. 
 
 An Appeal has been filed and received in this office on: 

 
_____________________________________________________ 

Signature     Date 



DRAFT 
TRURO PLANNING BOARD AGENDA 

Wednesday, July 11, 2018 – 6:00 p.m. 
Truro Town Hall, 24 Town Hall Road, Truro 

 
Public Comment Period 

The Commonwealth’s Open Meeting Law limits any discussion by members of the Board of an issue 
raised to whether that issue should be placed on a future agenda. Speakers are limited to no more than 
5 minutes. 
 

Continued Public Hearing 
2017-011 SPR Maria Kuliopulos White Sands Beach Club, Inc. seeks approval of a Modification to a 

Commercial Development Site Plan pursuant to §70.3 of the Truro Zoning By-law to maintain existing 
uses, reduce the number of motel units from 51 to 47 and construct a replacement structure in the 
location of a previously demolished fire damaged structure. The property is located at 706 Shore Road, 
White Sands Beach Club, Atlas Map 1, Parcel 5. The hearing was continued from April 18, 2018 and 
May 23, 2018. 

 
Discussion of Next Steps for Size Restrictions for Residential Structures 
The Planning Board will discuss how to move forward with the Zoning Bylaw Amendment on Area and 

Height Regulations in All Districts except the Seashore District to Determine Maximum Building 
Size in Truro.  

 
Review and Approval of Meeting Minutes 

June 20, 2018 
 
Reports from Board Members and Staff 
   Town Planner Report 
  
Next Meeting Agenda 

Wednesday July 25 at 6 PM – Please note the new time! 
 
Adjourn 
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